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Section One: 

Introduction 
 

The Village of Buffalo Grove has decided to develop an Economic Development Strategic Plan (Plan), 

which will define the economic development vision for the Village and the steps needed to achieve 

that vision.  Having an accurate understanding of the existing conditions is necessary to develop an 

appropriate and effective plan that addresses the issues, concerns, and goals of the community. This 

Market Assessment, represents the accumulation of months of research, analysis, and public outreach 

activities and provides an overview of the current conditions in Buffalo Grove and is designed to 

provide an agreed upon “starting point” by which to move forward and create a shared vision.   

 

The Market Assessment is organized into five sections, shown below. 

 

 Section One: Introduction  

 

 Section Two: Community Demographics and Amenities  

 

 Section Three: Community Outreach  

 

 Section Four: Employment and Businesses  

 

 Section Five: Land use and Development  

 

 

Economic Development Overview 

Economic development is traditionally defined as the attraction, retention, and expansion of 

development and businesses. Achieving economic development generally requires the alignment of 

three key players: a willing property owner, a viable business, and a proactive village. A willing 

property owner is an owner of land/facility and is either selling, leasing, or looking to sell or lease 

their land/facility to a viable business. This owner will generally utilize brokers, developers, and 

reports to understand market trends and could be interested in development, redevelopment or other 

physical improvements to their physical space as well as land acquisition and assembly. 

The second key player, a viable business, is a new, existing, or expanding business. It is seeking or 

working with a willing property owner to occupy a facility or land. A viable business requires a 

facility that fulfills certain physical requirements (building specifications) as well as market 

requirements (the facility is located in an area of market demand).  
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The final and third key player is a proactive village. This player helps facilitate and regulate dealings 

among willing property owners and viable businesses with programs, policies, and activities that seek 

to improve the economic well-being and quality of life for a community. These programs, policies, 

and activities include but are not excluded to: 

 A clear vision  

 Concise and consistent regulations  

 Streamlined processes  

 Continued communication with 

stakeholders  

 Programs and incentives for businesses 

and development 

 Necessary infrastructure 

improvements and amenities 

 Regional and local partnerships 

 

As noted above, when all three key players are aligned economic development can be achieved. 

 

Economic Development Strategic Plan Objective  

A municipality cannot achieve economic development solely on its own as it has limited influence in 

cultivating and aligning willing property owners and viable businesses. The only aspect of economic 

development wholly within a community’s control is its ability to embrace and fulfill the role of the 

proactive village. This framework sets the objective of the Economic Development Strategic Plan, 

which is to optimize Buffalo Grove’s role as a proactive village so to best position the community for 

economic development opportunities now and in the future.  

The Plan is particularly timely for a variety of reasons. First, the Village of Buffalo Grove has already 

taken several steps to become a proactive village. It has helped streamline processes by combining the 

Planning Commission and the Zoning Board of Appeals, limiting the number of referrals to the 

Village Board, and simplifying the Architecture Review Committee process. It has also begun to set a 

clear vision by establishing a new community development department. Finally Buffalo Grove has 

moved towards creating more concise and consistent regulations by improving the temporary signage 

code. The Economic Development Strategic Plan will build off these previous initiatives.  

Second, the economic development landscape is evolving. National trends such as the rise in e-

commerce and telecommuting, advancement in technology, shrinkage of the retail footprint, 

emergence of the millennial generation, and comeback of the manufacturing industry are having 

considerable impacts on communities, businesses and development. More localized trends such as the 

closing of Dominick’s grocery stores, northern and westward expansion of industrial development, 

and new leadership in Springfield, are also affecting economic development dynamics. The Economic 

Development Strategic Plan will explore these issues and help the Village navigate them so to achieve 

long-term economic stability.  

The plan is long-term and is meant to provide guidance over the next 10-15 years. It will also be 

flexible and adaptable to the changing conditions of the market. The Village can update this plan at 

any time.  
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Relationship to other Plans and Studies 

To ensure compatibility with other local and regional initiatives and optimize the opportunity for 

future partnerships, the Economic Development Strategic Plan will incorporate and build off of the 

relevant goals and recommendations from related Village, county, and regional plans including: 

 

 Village of Buffalo Grove Strategic Plan 2013-2018 (2012) 

 Village of Buffalo Grove Comprehensive Plan (2009) 

 Lake County Comprehensive Economic Development Strategy (2012) 

 Planning for Progress – Cook County’s Consolidated Plan and Comprehensive Economic 

Development Strategy, 2015-2019 (2015) 

 Chicago Metropolitan Agency for Planning GOTO 2040 

 

A summary of each plan and its relationship to the Buffalo Grove Economic Development Strategic 

Plan listed above can be found in Appendix A.  

 

Planning Process 

The planning process to create the Village of Buffalo Grove Economic Development Strategic Plan 

includes multiple steps shown below. After the Market Assessment is completed, the Village Staff 

will draft a goals statement. This statement will outline the main concepts for the Economic 

Development Strategic Plan.  
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Section Two:  

Community Demographics and Amenities  

Key Findings 
 

 Buffalo Grove’s 2013 population estimate is 42,000. The Village’s average household size of 

2.57 is slightly lower than Cook County, and significantly smaller than Lake County. Between 

2000 and 2013, the Village’s population slightly decreased by 3%, which is comparable to 

population decline in Cook County (3%) but contrasts with population increase in Lake 

County (9%). 

 The majority of housing units in Buffalo Grove are single-family homes that are owner-

occupied. Approximately 16,700 housing units occupy the residential areas in Buffalo Grove, 

70% of which are single-family homes.  The Village has a low residential vacancy rate of 3%, 

which is lower than Cook County and the Lake County. Within the Village’s occupied units, 

approximately 81% are owner-occupied. 

 Buffalo Grove residents are highly-educated, white-collar families with high household 

incomes. Nearly all of Buffalo Grove residents have a high school diploma and the majority 

(64%) have a bachelor’s degree. The community has an unemployment rate of 6.5% and the 

leading employment sector is educational services and health care and social assistance. The 

median household income for Buffalo Grove is $94,391 while Cook County and Lake County 

have reported median household incomes of $55,548 and $77,649, respectively. 

Approximately 47% of households in Buffalo Grove earn over $100,000, whereas 24%-39% of 

households in Lake County and Cook Country fall within that bracket.  

 The Village offers a strong quality of life for residents and businesses. Buffalo Grove’s schools, 

parks and open space, and police and fire departments are some of the community’s greatest 

and most valued assets. Buffalo Grove has received numerous quality of life awards including 

the 46th Best Place to Live in the US by Money Magazine.  
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Demographics 
Population and Households 

Per the U.S. Census data, Buffalo Grove’s population is almost 42,000. The Village’s average 

household size of 2.57 is slightly lower than Cook County, and significantly smaller than Lake 

County, as shown in Table 2.1 below. Between 2000 and 2013, the Village’s population slightly 

decreased by 3%, which is comparable to the population decline in Cook County (3%) but contrasts 

with the population increase in Lake County (9%) (Table 2.2). 

 

Table 2.1 Estimated Population, Households, and Household Size, 2013 

  
Buffalo 
Grove Cook County Lake County 

Population 41,663 5,212,372 702,099 

Households 16,167 1,933,335 241,072 

Average Household Size 2.57 2.60 2.82 

Source: 2009-13 American Community Survey, U.S. Census Bureau  

 

Table 2.2 Estimated Population and Change in Population, 2000 and 2013 

  
Buffalo 
Grove Cook County Lake County 

Population, 2000 42,909 5,376,741 644,356 

Population, 2013 41,663 5,212,372 702,099 

Change, 2000-13 -1,246 -164,369 57,743 

Change as %, 2000-13 -2.9% -3.1% 9.0% 
Source: 2009-13 American Community Survey, U.S. Census Bureau 

 

Housing Units 

Approximately 16,700 housing units occupy the residential areas in Buffalo Grove. The Census 

reports that 70% or 11,600 units are single-family homes.  The Village has a low residential vacancy 

rate of 3%, which is lower than Cook County and the Lake County’s rates of 11.7% and 6.0%, 

respectively.  Among the Village’s occupied units, approximately 81% are owner occupied while the 

remaining 19% are renter-occupied properties. The high rate of owner-occupied units is 

understandable given the dominance of single-family homes.  

Table  2.3. Estimated Housing Units, 2013 

  Buffalo Grove Cook County Lake County 

  Count Percent Count Percent Count Percent 

Single-family* 
11,599 69.6% 988,629 45.8% 205,475 80.4% 

Multi-family (2 units or more) 5,065 30.4% 1,171,866 54.2% 50,124 19.6% 

Total Housing Units** 16,664 100.0% 2,160,495 100.0% 255,599 100.0% 
*Includes attached and detached single family 

**Total, excluding mobile, boat, RV, van, etc 

Source: 2009-13 American Community Survey, U.S. Census Bureau 
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Table  2.4.  Estimated Housing Occupancy and Tenure, 2013 

  Buffalo Grove Cook County Lake County 

  Count Percent Count Percent Count Percent 

Occupied  16,167 97.0% 1,933,335 89.5% 241,072 94.3% 

    Owner-Occupied 13,036 80.6% 1,127,937 58.3% 183,009 75.9% 

    Renter-Occupied 3,131 19.4% 805,398 41.7% 58,063 24.1% 

Vacant 497 3.1% 227,160 11.7% 14,527 6.0% 

Total Housing 
Units* 16,664 100.0% 2,160,495 100.0% 255,599 94.3% 
*Total, excluding mobile, boat, RV, van, etc 

Source: 2009-13 American Community Survey, U.S. Census Bureau 

 

Educational Attainment, Employment, and Income 

Overall, Buffalo Grove residents are highly-educated, white-collar families. Nearly all (97%) of 

Buffalo Grove residents have a high school diploma and the majority (64%) have a bachelor’s degree. 

These rates of educational attainment are higher than that of Cook and Lake Counties. The 

community has an unemployment rate of 6.5% which is significantly lower than Cook County and 

Lake County. The educational services and health care and social assistance industry is the leading 

source of work, employing 21.2% of residents.  Other industries such as professional, scientific, and 

management, and administrative and waste management services employ 15.8% of residents.  The 

distribution of employment by industry sector closely mirrors that of Cook County residents.  

On a whole, household incomes in Buffalo Grove exceed that of surrounding counties. The median 

household income for Buffalo Grove is $94,391 while Cook County and Lake County have median 

household incomes of $55,548 and $77,649 respectively. Approximately 47% of households in Buffalo 

Grove earn over $100,000, whereas 24%-39% of households in Lake County and Cook County fall 

within that bracket.  

Table 2.5 Estimated Education Levels, 2013 

  Buffalo Grove Cook County Lake County 

  Count Percent Count Percent Count Percent 

Population, 25 years and over 29,432 100.0% 3,484,571 100.0% 448,708 100.0% 

High school diploma or higher 28,435 96.6% 2,943,216 84.5% 398,815 88.9% 

Bachelor's degree or higher 18,362 62.4% 1,208,856 34.7% 188,068 41.9% 

Source: 2009-13 American Community Survey, U.S. Census Bureau 
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Table 2.6 Estimated Employment Status, 2013 

  
Buffalo Grove Cook County Lake County 

  Count Percent Count Percent Count Percent 

Population, 16 years and over 33,120 100.0% 4,135,182 100.0% 537,227 100.0% 

In labor force 24,185 73.0% 2,750,328 66.5% 379,074 70.6% 

    Employed 22,608 93.5% 2,414,798 87.8% 332,723 87.8% 

    Unemployed 1,577 6.5% 334,198 12.2% 35,438 9.3% 

Not in labor force 8,935 27.0% 1,384,854 33.5% 158,153 29.4% 
Source: 2009-13 American Community Survey, U.S. Census Bureau 

*Does not include employed population in Armed Forces 

 

Table 2.7 Estimated Employment of Residents by Industry Sector, 2011 

  Buffalo Grove Cook County Lake County 

  Count Percent Count Percent Count Percent 

Educational services and 
health care and social 
assistance 4,798 21.20% 549,874 22.80% 65,279 19.60% 

Professional, scientific, and 
management, and 
administrative and waste 
management services 3,570 15.80% 325,145 13.50% 43,808 13.20% 

Manufacturing 3,058 13.50% 257,608 10.70% 53,108 16.00% 

Retail trade 2,532 11.20% 240,490 10.00% 39,094 11.70% 

Finance and insurance, and 
real estate and rental and 
leasing 2,514 11.10% 199,758 8.30% 26,196 7.90% 

Arts, entertainment, and 
recreation, and 
accommodation and food 
services 1,655 7.30% 238,442 9.90% 30,198 9.10% 

Other services, except public 
administration 1,055 4.70% 122,019 5.10% 14,180 4.30% 

Wholesale trade 1,027 4.50% 67,710 2.80% 14,613 4.40% 

Transportation and 
warehousing, and utilities 699 3.10% 150,690 6.20% 12,170 3.70% 

Information 685 3.00% 57,227 2.40% 6,520 2.00% 

Construction 524 2.30% 110,281 4.60% 16,209 4.90% 

Public administration 430 1.90% 91,280 3.80% 10,207 3.10% 

Agriculture, forestry, fishing 
and hunting, and mining 61 0.30% 4,274 0.20% 1,141 0.30% 

Total Employed Population 22,608 22,608 
2,414,7

98 2,414,798 332,723 332,723 

Source: Longitudinal Employer-Household Dynamics, U.S. Census Bureau 
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Table 2.8 Estimated Household Income, 2013 

Buffalo Grove Cook County Lake County 

  Count Percent Count Percent Count Percent 

Less than $25,000 1,730 10.7% 462,067 23.9% 33,268 13.8% 

$25,000 to $49,999 2,409 14.9% 435,000 22.5% 43,393 18.0% 

$50,000 to $74,999 2,215 13.7% 332,534 17.2% 39,777 16.5% 

$75,000 to $99,999 2,280 14.1% 233,934 12.1% 32,063 13.3% 

$100,000 to $149,000 3,654 22.6% 253,267 13.1% 42,188 17.5% 

$150,000 and over 3,880 24.0% 216,534 11.2% 50,384 20.9% 

Total Households 16,167 100.0% 1,933,335 100.0% 241,072 100.0% 

    

Median Household Income $94,391 $54,548 $77,469 

Source: 2009-13 American Community Survey, U.S. Census Bureau

Community Character and Quality of Life 

Education  

The educational institutions are a key part of Buffalo Grove and source of pride for residents. Village 

residents have access to various public elementary schools, which include: Longfellow, Kilmer, Ivy 

Hall, Prairie, Tripp, and Pritchett Elementary Schools. Middle schools or junior high schools include: 

Cooper, Twin, Meridian, and Aptakisic. Older students can attend Buffalo or Stevenson High School. 

Various private schools are also available to residents and children.  

The schools serving Buffalo Grove have a strong reputation for academic rigor and athletic 

excellence. Stakeholders interviewed for this analysis reported that schools are one of the main 

attractions of the Village.  Stevenson High School and Buffalo Grove High School were rated by US 

News and World Report as number five and number 18 in the state, respectively. 

Parks and Open Space 

There are over 400 acres of parks and open space in the Village. These include playgrounds, sports 

fields, bicycle trail, and picnic areas. The Village is served by two park districts which manages most 

of these public areas and provides activities and programming. Additional recreation opportunities 

include municipal and private golf courses and the Buffalo Creek Forest Preserve. 

Safety 

The Buffalo Grove Police and Fire departments provide quality service to residents and businesses. 

The Police Department has been recognized at the state and national level over 40 times for its traffic 

safety programs. These awards include 1st place in the International Chief’s of Police (I.A.C.P.) 

Championship Category and the Clayton J. Hall Memorial Award (Top traffic safety program in the 

nation).  
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Quality of Life Awards 

Since 2013, Buffalo Grove has received a number of awards that recognize the community as a great 

place to live, work, and raise a family. These awards include: 

 The 46th Best Place to Live in the US by Money Magazine-the only Illinois community 

recognized; 

 The 20th safest community in the United States and the 2nd safest in Illinois;  

 The 7th most family-friendly community in Illinois;  

 Best Chicago suburbs for young professionals; and 

 Recipient of a Sunshine Award by the Illinois Policy Institute for transparency.   

 

The Village has also been able to manage the effects of the recent recession by containing costs and 

reducing staffing levels. The Village was able to accomplish substantial savings without affecting the 

delivery of our core services.  As a result, the Village has a Triple A Bond Rating.  
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Section Three:  

Community Outreach 
 

Community engagement is a critical part of the Economic Development Strategic Plan process. 

Village Staff formulated outreach activities to reach businesses, property owners, developers, and 

other stakeholders and hear their perspectives on economic development in Buffalo Grove.  

Each outreach effort varied in format. However, all outreach activities sought to address the 

following three central questions: 

 What are the key strengths and assets of Buffalo Grove? 

 What are the challenges and issues facing Buffalo Grove? 

 What is the vision for the future of Buffalo Grove?  

A summary of each outreach activity is discussed below.  The collective findings from all of these 

outreach activities is also presented.  

Outreach Activities 

Board of Trustees – Committee of the Whole 
Village Staff presented an overview of the Economic Development Strategic Plan to the Board of 

Trustees at the March 2nd Committee of the Whole meeting. The presentation highlighted economic 

development topics, including the key players needed for economic development success and how 

this framework translates into objectives for the Economic Development Strategic Plan. Staff also 

reported on preliminary findings for the market assessment and explained the plan’s process and 

alignment with other plans. Following the presentation, the Board discussed economic development 

opportunities and concerns.  

 

Economic Development Strategic Plan Steering Committee Kick-Off Meeting 
On May 18th, the Board of Trustees appointed an Economic Development Strategic Plan Steering 

Committee.  The committee includes businesses, developers, elected/appointed officials, as well as 

other appropriate community groups and stakeholders to represent the varied business and 

development interests in Buffalo Grove.   

 

The first Economic Development Strategic Plan Steering Committee meeting was held on May 26, 

2014.  The meeting included a presentation on economic development concepts including key players 

of economic development; the plan’s alignment with other plans; the role of the Steering Committee; 

and the plan’s timeline, outreach efforts, and preliminary findings. After the presentation, Steering 

Committee members were provided a brainstorming worksheet aimed at answering the three central 

questions posed above. Members wrote down their answers to these questions and then shared their 

answers with the larger group. The roundtable discussion format allowed for spirited exchange of 

ideas and collective brainstorming.  
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The Steering Committee members include:  

 Chair Michael Abruzzini, Chamber President  

 Lester A. Ottenheimer III, Village Trustee 

 Dave Ruber, Director of Facility and Distribution for Yaskawa 

 Paul Sheridan, Hamilton Partners 

 Eric Smith, Chairperson of the Buffalo Grove Planning & Zoning Commission 

 Michael Stevens, Executive Director of Lake County Partners 

 Tim Donahue, Property Manager and Broker for the Buffalo Grove Town Center 

 Peter Panayiotou, Owner of the Continental Restaurant 

 Jennifer Serino Stasch, Director of the Workforce Development for Lake County 

 Rich Cillessen, Vice President of Sales for Siemens Building Technologies 

 Maria (Nina) Strezewski, Resident 

 Sangeetha Subramanian, Resident 

 

Key Person Interviews  
To gain further insight into economic development issues and opportunities in Buffalo Grove, Village 

Staff conducted over 15 key person interviews between January and June of 2015. These key persons 

included business owners, developers, brokers, and local business leaders in the community.  The 

interview format allowed for staff to conduct more in-depth discussion with interviewees on topics 

surrounding community assets and challenges as well as an economic development vision for the 

future. 

Business Survey 
In April 2015, the Village conducted an anonymous, online survey for all businesses in Buffalo Grove. 

To advertise the survey, Village Staff mailed postcards to all 800 businesses and the Chamber Staff 

sent an e-blast to their members.  

Forty-one businesses completed the survey. Of these participants, approximately 46% were retail or 

service businesses, 32% were office businesses and the final 22% were light industrial (warehousing 

or manufacturing) businesses.  

The survey’s questions were intended to focus on the three central questions. Other questions 

regarding workforce commuting patterns and workforce development programs were also posed. 

Findings from these specific questions are further explored in the Section Three: Employment and 

Businesses.   
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Outreach Findings 

As described above, each outreach activity aimed to address the three central questions. Common 

answers and themes expressed by these stakeholders are featured below. These ideas will help inform 

the vision, goals, and recommendations for the final plan. 

Strengths: 

 General accessibility to regional road networks particularly Interstate 94. The accessibility to 

these networks is beneficial for both freight and passenger movement. 

 Ideal regional location in Cook County and Lake County. Buffalo Grove’s location provides 

great access to labor and other industry centers. Additionally, Lake County has favorable tax 

structures for commercial development. 

 Strong demographics profile. The Village has a stable population with relatively high 

household incomes and high educational attainment levels. 

 High quality of life and services. These amenities and services include but are not limited to 

parks, schools, Village services, and low crime. 

 Solid base of existing businesses and industry. 

 

Weaknesses 

 Developers grappling with national and regional trends such as: shrinking retail 

opportunities, limited access to capital, and an uncertain Illinois economy.  

 Poor communications between existing businesses and the Village. 

 Lack of incentives or programs to encourage business and development growth. Developers 

particularly turned off by Village’s lengthy development processes, cumbersome sign code, 

and reputation of being difficult in approving commercial projects.  

 Outdated shopping centers, no downtown area, and limited number and type of restaurants 

for residents and workers. Strong retail competition in nearby communities such as Deer 

Park, Lincolnshire, Wheeling, and Vernon Hills.  

 High vacancy rate in office facilites. 

 Misconception that manufacturing businesses in the Village are traditional manufacturing 

plants or “smokestacks.” In reality, these companies are better classified as light and/or 

advanced manufacturing centers. 

 Limited public transportation options as well as limited utilization and awareness of these 

options. 

 High traffic and gridlock, especially along Lake-Cook Road. 

 Jobs/housing mismatch. Industries and companies in and around Buffalo Grove are in need of 

young, highly-skilled professionals. However, a large portion of this demographic lives in or 

closer to Chicago. 

 Lack of housing stock diversity. The Village lacks housing options, particularly more 

affordable options for young professionals and young families. 

 Lack of diversity among residential population. 
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Vision for the Future 

 Strong and diverse employment, industry, and residential base.   

 Welcoming environment to a diverse array of residents. 

 A Village center/downtown area to provide the Village with an identity and focal point. 

 Redevelopment of commercial areas to meet current market demands. 

 Increased nightlife activities, particularly entertainment and dining options. 

 Promote of industrial areas as advanced/high-tech manufacturing centers. 

 Strong communications and relations with existing businesses. Village helps facilitate 

supportive services and programs for business development and growth. 

 Development processes and codes are clear, concise, and streamlined.  Village offers programs 

and incentives for development.  

 The Village is aggressive and nimble in attracting and retaining businesses and development.  
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Section Four: 

Employment and Businesses 

Key Findings 

 

 The Village of Buffalo Grove has a sizeable employment base. Employment estimates indicate 

that the Village employment base is approximately 20,000 workers. Employment is 

concentrated in five main industries which include manufacturing; accommodation and food 

services; professional scientific, and technical services; wholesale trade; and health care and 

social assistance. Approximately 92% of workers live outside of Buffalo Grove, the majority of 

which commute from communities within Cook and Lake Counties. 

 The manufacturing industry is an economic engine for the Village. With over 3,000 workers, 

manufacturing is the leading industry employer and is showing signs of growth. Driving 

Buffalo Grove’s manufacturing base and growth is the prevalence of advanced manufacturing, 

which refers to the emergence of high-tech products and processes in the manufacturing 

industry. Approximately 40% of the manufacturing firms in Buffalo Grove are classified as 

pharmacy/medical supply, computer electronics, and machinery. These are considered the top 

three subindustries in advanced manufacturing. 

 Manufacturing, especially advanced manufacturing, are beneficial to the Village’s economy. 

Economists estimate that each manufacturing job creates between two and five additional jobs 

in related and unrelated industries. Moreover, manufacturing employees in Buffalo Grove 

earned $120,000 in 2014, which is 40% higher than the average annual earnings of workers in 

Buffalo Grove.  

 The Village and the region are facing mounting employment challenges. Amongst these 

challenges is a jobs-housing spatial mismatch. This mismatch occurs when homes conducive to 

workers’ preferences and affordability are situated far from their employment centers. The 

jobs-housing mismatch appears to be a particular problem for the budding Generation Y 

workforce, who prefer amenities, neighborhood characteristics, and housing types that are not 

traditionally or consistently found in suburban communities. Another challenge, specific to 

the advanced manufacturing is the widening workforce gap. Advanced manufacturers are 

seeking highly-skilled and educated workers, however, lingering negative perceptions have 

discouraged talented students and workers from entering into the manufacturing industry. 

Industrial, as well as office businesses in the Village have expressed use for or interest in 

workforce development programs.  
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Employment Overview 

Recently-released employment estimates indicate that the Village’s 2014 employment base is 

approximately 20,000 workers. This base is generally concentrated in five main industries:  

1) manufacturing;  

2) accommodation and food services;  

3) professional, scientific, and 

technical services;  

4) wholesale trade; and  

5) health care and social assistance. 

 

Each of these five industries constitutes between 8% and 19% of the local employment base, and 

collectively account for 60% of the total (Table 4.1).  Manufacturing is the single leading industry, 

employing approximately over 3,000 (19%) workers in 2011. Table 4.2 lists a sample of Buffalo Grove 

companies classified within these top five industry sectors.   

The Village is generally reflective of employment trends in the subregion. The top five industry 

sectors in Buffalo Grove overlap with the top five sectors in either Lake County or Cook County. 

However, Lake and Cook County have a more general diverse distribution of employment by sector 

than the Village.  

Manufacturing  
The prominence of the manufacturing industry in Buffalo Grove merits a deeper dive into its trends, 

outlook, and economic impact. The industry is showing signs of growth as exemplified by companies 

such as AbbVie and Flextronics, who have recently established in Buffalo Grove. Flextronics 

representatives have reported that they are looking to hire over 250 employees to staff their 

operations and invest over $150 million in their facilities. In addition to these new businesses, Village 

records and interviewed stakeholders indicate that manufacturers currently established in the Village 

are starting to expand.  

The growth in the manufacturing industry is not exclusive to Buffalo Grove. The nation and region 

are experiencing a reemergence of the manufacturing industry as the economy recovers, the industry 

strengths, and as manufacturers reshore or return their production to American shores.1 Some of the 

key reasons for this reshoring include an increased demand for customized products, the growing 

vulnerability of intellectual property, and the rising cost of wages and energy, especially in China.2 

An example of this reshoring is found in the Village’s backyard. A few years ago, Japanese 

manufacturer, Yaskawa, opted to establish its production in Buffalo Grove rather than in China.3 This 

reshoring enabled the firm to provide quicker delivery to customers, retain lower inventories, and 

enable higher levels of customization.4   

 

 

                                                      

 

1 Wial, Howard. Locating Chicago Manufacturing: The Geography of Production in Metropolitan Chicago. University of Illinois Chicago - 

Center for Urban Economic Development. 2013.  

Sirkin, Harold, Zinser, Michale, and Rose, Justin. “How Illinois Can join Manufacturing’s Comeback” Crains’s Chicago Business, December, 

2012. 
2 CMAP, Metropolitan Chicago’s Manufacturing Cluster: A Drill-Down Report on Innovation, Workforce, and Infrastructure, 2013. 
3 Reshoring Imitative, Reshoring Case Studies, 2015. 
4 Ibid.  
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Table 4.1 Employment by Industry Sector, 2011 

  
Buffalo Grove 

Cook 
County 

Lake 
County 

  Count Percent Percent Percent 

Manufacturing 3,278 19.1% 8.4%  16.2% 

Accommodation and Food Services 2,158 12.6% 7.4%  5.9% 

Professional, Scientific, and Technical Services 1,854 10.8% 8.5%  7.1% 

Wholesale Trade 1,509 8.8% 4.8%  8.1% 

Health Care and Social Assistance 1,500 8.7% 13.6%  10.5% 

Educational Services 1,093 6.4% 9.8%  9.5% 

Administration & Support, Waste Management 
and Remediation 

1,056 6.2% 
7.2%  6.8% 

Retail Trade 1,005 5.9% 9.6%  14.1% 

Finance and Insurance 977 5.7% 6.8%  4.7% 

Construction 607 3.5% 2.6%  3.0% 

Arts, Entertainment, and Recreation 407 2.4% 1.7%  2.3% 

Transportation and Warehousing 374 2.2% 5.2%  1.6% 

Other Services (excluding Public Administration) 348 2.0% 3.9%  2.6% 

Real Estate and Rental and Leasing 324 1.9% 1.7%  1.0% 

Public Administration 324 1.9% 3.9%  2.5% 

Information 170 1.0% 2.6%  1.6% 

Management of Companies and Enterprises 91 0.5% 2.0%  2.0% 

Agriculture, Forestry, Fishing and Hunting 59 0.3% 0.0%  0.1% 

Utilities 24 0.1% 0.3%  0.6% 

Total  17,159 100.0% 100.0% 100.0% 

Source: Longitudinal Employer-Household Dynamics, U.S. Census Bureau. 

 

Table 4.2 Buffalo Grove’s Top Industry Sectors and Corresponding Companies*  

 Industry Sector  Top Businesses 

Manufacturing Rexam Inc., Siemens Industry Inc., Plexus Corp. 

Accommodation and Food Services 

Buffalo Restaurant and Ice Cream, Lou Malnati's 

Pizzeria, Wyndham Garden Inn 

Professional, Scientific, and Technical Services 

Grabowksi Law Center, Chicago Show Inc., Telemedia 

Inc. 

Wholesale Trade 

Amerisource Bergen Tech Group, Automed 

Technologies, Hexacomb Corp. 

Health Care and Social Assistance 

Omni Youth Services, Northwest Community Hospital 

Medical Group, Sunrise Of Buffalo Grove 

*List represents a sample of companies in Buffalo Grove by industry sector and is not an exhaustive list. 

Source: Longitudinal Employer-Household Dynamics, U.S. Census Bureau, EMSI, and Lake County Partners. 

 

  



 

23 

 

Driving Buffalo Grove’s manufacturing base and growth is the fairly high concentration of advanced 

manufacturing in the Village. Advanced manufacturing refers to the emergence of high-tech products 

and processes in the manufacturing industry. Unlike traditional low-skilled, labor-intensive 

manufacturing jobs and processes that are vulnerable to off-shoring or automation, advanced 

manufacturing relies on highly skilled workforce and complex techniques to create sophisticated 

products that are difficult to outsource. Industry leaders tout that advanced manufacturing will be the 

key to the region’s economy in the 21st century.5  

The distribution of manufacturing firms by subindustry, as shown on Chart 4.1 below, best 

demonstrates the high presence of advanced manufacturing in the Village. Almost 40% of 

manufacturing firms in Buffalo Grove are classified as pharmacy/medical supply, computer 

electronics, and machinery (including transportation, electrical, and commercial/industrial 

machinery), which are considered the top three subindustries in advanced manufacturing.6  The high 

concentration of advanced manufacturing in this area isn’t too surprising given the Village’s location 

between northern Cook County which specialize in electronics, and Lake County which specializes 

in health sciences (pharmacy/medical supply subindustry). (Map 4.1). Table 4.3 provides some of 

Buffalo Grove’s major employers within the pharmacy/medical supply, computer electronics, and 

machinery subindustries. 

The prevalence of manufacturing, especially advanced manufacturing, provides various economic 

benefits to the Village.  Economists estimate that each manufacturing job creates between two and 

five additional jobs in related and unrelated industries.7 This “multiplier” effect is higher in the 

manufacturing industry than in any other industry.8 Moreover, manufacturing employees, 

particularly advanced manufacturing workers, are generally well-paid. According to EMSI’s Average 

Earnings by Industry, manufacturing employees in Buffalo Grove earned $120,000 in 2014, which is 

40% higher than the average annual earnings of all Buffalo Grove workers ($86,296). These high 

earnings have additional indirect economic benefits for the Village as workers also represent potential 

residents as well as customers for local eateries, retailers, and other commercial venues. 

 

  

                                                      

 

5 CMAP, Metropolitan Chicago’s Manufacturing Cluster: A Drill-Down Report on Innovation, Workforce, and Infrastructure, 2013. 
6 Ibid. 
7 Ibid. 
8 Ibid.  
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Chart 4.1 Manufacturing by Subindustry in Buffalo Grove, 2014 

 
 

 

Table 4.3 Advanced Manufactures in Buffalo Grove by Subindustry* 

Advanced 
Manufacturing 

Subindustry 
Buffalo Grove Manufactures Detailed Description 

Pharmacy/Medical 
Supply 

Leica Microsystems Inc, Ophthalmic Goods Manufacturing 

CORPAK MedSystems Surgical and Medical Instrument Manufacturing 

Austin Chemical Co Inc Pharmaceutical Preparation Manufacturing 

Computer/Electronics 

Siemens Building Technology 
Instruments and Related Products Manufacturing for 
Measuring, Displaying, and Controlling Industrial 
Process Variables 

Plexus Corporation Bare Printed Circuit Board Manufacturing 

Eagle Test Systems Inc Semiconductor and Related Device Manufacturing 

Machinery ** 

Yaskawa America Inc,  
Miscellaneous General Purpose Machinery 
Manufacturing 

Panasonic Factory Automation 
Miscellaneous General Purpose Machinery 
Manufacturing 

Eaton Cooper Io Lightning Residential Electric Lighting Fixture Manufacturing 

* This is not an exhaustive list.  
**Including transportation, electrical, and commercial/industrial machinery.                                                                                                          
Source: EMSI, Lake County Partners, CMAP, and Village of Buffalo Grove.  

  

Paper/printing
13%

Machinery
16%

Computer/ 
electronics

11%

Pharmacy/
Medical Supply

10%

Furniture and 
Apparel
10%

Food/Beverage
8%

Chemicals and 
plastics
7%

Primary Metals, 
Nonmetalic, 
Petro/coal

5%

Fabricated metals
4%

Other
16%

Source: EMSI, Lake County Partners, CMAP, and Village of Buffalo Grove. 
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Map 4.1 Regional Manufacturing Employment* 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

  

*Health Science refers to Pharmacy and Medical Supply Subindustry.  
Source: CMAP. 
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Workforce Development 

Workforce development refers to services and programs that coordinate with job seekers, workers, 

and employers to help prepare and advance potential and current workers in fields associated with 

local employers. General workforce services and development are offered by workNet Centers and 

affiliated partners through Buffalo Grove’s local workforce investment areas. Employment assistance 

and unemployment insurance services are also available at Illinois Department of Employment 

Security (IDES) centers. Additional training and education are available to businesses, workers, and 

resident of Buffalo Grove are the post-secondary institutions such as College of Lake County and 

Harper College.  

 

Given the Village’s specialization in manufacturing, training specific to manufacturing and industrial 

trades is also available outside of the traditional college model. These include Fisher/Unitech, Symbol 

Job Training, Jane Addams Resource Corporation (JARC), and the BIR Training Center. Finally, 

industry associations and collaborative groups such as the Tooling Manufacturing Association (TMA), 

Alliance for Illinois Manufacturing (AIM), and the Illinois Manufacturing Association (IMA) provide 

employers networking opportunities and sometimes offer training options.  SCORE, which is a non-

profit aimed at assisting smaller businesses, has expressed interest in providing services to Buffalo 

Grove businesses regardless of their industry.   

The online business survey showed that the office and industrial businesses, specifically industrial 

businesses, are interested in workforce development. Some of these businesses reported utilizing local 

and online colleges, professional associations, local high schools, and professional agencies. Those 

office and industrial businesses that do not utilize these resources stated they either plan on using 

them in the future or lacked awareness of these resources. A few office businesses reported to not 

need such workforce development programs.  Almost all retailers indicated they were not interested 

in workforce development programs.   

Where Workers Live 

Data from the Census shows that 80% of the workers employed in Buffalo Grove commute from 

Cook and Lake Counties. This finding was reinforced from the online business survey as well. Most of 

these workers are traveling from areas south of the Village such as Chicago, Arlington Heights, 

Palatine, and other Cook County communities. Only 8.2% of workers are also Buffalo Grove 

residents. Approximately 20% of workers originate from DuPage County, McHenry County, or other 

counties in the region. Workers mainly commute car, however a few utilize public transportation 

options including Metra and Pace Bus.    
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Table 4.4 Residence Location of Workers in Buffalo Grove, 2011    

 Count Percent 

City of Chicago 1,874 10.9% 

Village of Buffalo Grove  1,413 8.2% 

Village of Arlington Heights 758 4.4% 

Village of Wheeling 610 3.6% 

Village of Palatine  509 3.0% 

Other Locations   

    In Cook County 4,306 25.1% 

    In Lake County 3,530 20.6% 

    In DuPage County 1,103 6.4% 

    In McHenry County 1,079 6.3% 

    In Other Counties 1,977 11.5% 

Total Employed Population 17,159 100% 

Source: Longitudinal Employer-Household Dynamics, U.S. Census Bureau. 

 

Jobs-Housing Spatial Mismatch 
A growing concern identified by outreach efforts is a jobs-housing spatial mismatch in Buffalo Grove. 

A jobs-housing mismatch refers to the phenomenon where homes conducive to workers’ preferences 

and affordability are situated far from their employment centers. Steering committee members and 

stakeholders interviewed for this analysis specifically discussed this mismatch in terms of Generation 

Y or the millennials demographic. They expressed that the emerging Generation Y workforce has the 

skills and aptitude needed to help businesses grow, particularly the advanced manufacturing 

companies, however they either prefer to not live in the suburbs or cannot find housing options 

conducive to their needs. 

Studies provide credence to this concern. Research indicates that millennials highly value 

walkability; bicycle and public transportation accessibility; mixed-use, denser areas; and apartment 

living.9 Those millennials that do purchase homes, prefer units that are smaller—both in square 

footage and bedrooms—than in generations past.10 These types of characteristics and amenities are 

not traditionally or consistently found in suburban communities, but are almost uniformly offered in 

more urban locations. Buffalo Grove and other nearby communities have started to implement and 

embrace such characteristics and amenities. A specific point of focus in the past few years has been 

the housing stock in Buffalo Grove. The 2013 Homes for a Changing Region report, which is an 

analysis of current housing conditions as well as set of recommendations for local and subregional 

housing actions, have noted that the Village and its neighboring municipalities should diversify their 

housing stock to meet projected housing demands.  

                                                      

 

9 Nielsen, Millennials Breaking the Myths, 2014.   

    Urban Land Institute, Generation Y: America’s New Housing Wave, 2011. 
10 National Association of Realtors. “Millennials Say They Don’t Want a Home Like their Parents’.” RealtorMag. 2013 
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Section Five: 

Commercial Development 

Key Findings 
 

 As of 2015, Buffalo Grove had over 10 million square feet of commercial space and a vacancy 

rate of 7.7%. The majority (63%) of commercial space is industrial and flex while the balance 

is office (20%) and retail (17%).  The North-Central Submarket and the region have 

proportionally less (51-54%) industrial and flex space and proportionally more (24-26%) retail 

space.   

 

 Industrial and flex properties in the Village have a low (3.4%) vacancy rate and are in 

generally good condition.  This trend is reflected in the larger subregional and regional 

markets and consistent with various analytical reports.  Buffalo Grove’s premier regional 

location likely contributes to its low industrial and flex vacancy rate.  

 

 Office space has high (16.6%) vacancy rate and is also in fairly good condition. The office 

vacancy rate is also high in the North-Central Submarket (18.4%) and the Chicago Metro 

Region (13.9%), reflecting the market’s sluggish recovery after the economic downturn. 

Analysts report that the office market is particularly tied to state and national employment 

and fiscal trends. Companies are also becoming more efficient with their space and moving 

their entire or partial operations to downtown Chicago to attract younger workers. Despite 

these trends, reports show some recent momentum in the office market. 

 

 Retail space in the Village is older and has a vacancy rate of approximately 13.2%.  The high 

vacancy rate in Buffalo Grove and in the greater region is largely due to the closing of the 

Dominicks grocery stores. Across the country experts are noting the changing face of retail. 

E-commerce continues to grow and has contributed to the overall shrinking retail footprint. 

Reports also indicate that today’s shoppers tend to value and spend more on experiential 

consumption – such as dining, entertainment, and leisure – than material goods. 

 

 Most of the commercial developments in the Village are clustered into three types of 

corridors. These typologies include: Industrial/Office (Northern and Southern); 

Retail/Commercial Corridors (Dundee and Town Center) and Mixed-Use Corridors (Lake-

Cook and Milwaukee).   

 

 Preliminary retail analysis indicates potential areas of opportunity for specific retail tenants 

in Buffalo Grove and its trade area. These tenants include: motor vehicle and parts dealers; 

food and beverage stores; gas stations; food and drinking places; building materials, garden 

equipment and supply stores; and clothing and clothing accessory stores.   
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Village-wide Conditions 
Commercial real estate refers to any real estate intended to generate revenues. For purposes of this 

analysis, commercial real estate will be classified into three main types: industrial and flex, office, and 

retail.11  Traditional industrial space is often considered to be a warehouse that is mostly utilized for 

manufacturing, storage, and distribution. Flex space has become more popular over the years and 

refers to a building can house traditional industrial space as well as office space. Office space, as the 

name implies, denotes a facility intended to house companies and employees in various fields such as 

administration, accounting, law, financial, insurance, medical, and other services. Finally, retail real 

estate refers to development built for the distribution, promotion, and/or sale of products and services 

to the general public.  

 

As of 2015, Buffalo Grove had over 10 million square feet of commercial space and a vacancy rate of 

7.7% (Table 5.1). The majority (63% or 6.6 million square feet) of commercial space is industrial and 

flex. Office and retail compose 20% and 17% of total commercial space, respectively (Chart 5.1). The 

distribution of space in Buffalo Grove slightly differs from the Chicago Metro Region and North-

Central Submarket (Deer Park, Kildeer, Long Grove, Indian Creek, Vernon Hills, Lincolnshire, 

Buffalo Grove, Wheeling, Prospect Heights, Mount Prospect, Arlington Heights, and Palatine). The 

submarket and the region have proportionally less industrial and flex space (between 51-54%) and 

proportionally more retail space (24-26%).   

Vacancy Rates and Trends 

The following analysis explores vacancy rates and building conditions among the industrial and flex, 

office, and retail developments in Buffalo Grove. It also discusses regional market trends as they 

relate to these developments.  

Industrial and Flex 
Of all property types, industrial and flex space in Buffalo Grove has the lowest vacancy rate (3.4%).  

The North-Central Submarket and the Chicago Metro Region have also posted low vacancy rates. The 

positive absorption and tightening of the market is resulting in higher rents and new construction, 

much of which is speculative.12 Experts attribute the strengthening of the industrial and flex market 

to various factors such as the reemergence of manufacturing, pent-up demand for industrial space, 

and the recovering economy.13 The uptick in consumer expenditures has translated into an increased 

demand for warehouse space to produce, store, and ship sought after goods.14  

 

 

                                                      

 

11 Commercial real estate can also include other categories such as multi-family properties, farms, and hotels.  However given the scope and 

objective of this report, the named three categories (industrial, office, and retail) provide the most appropriate insight into the commercial 

real estate market.    
12 NAI Hiffman. “Industrial Market Review: First Quarter 2015.”  
13 Ori, Ryan. “’Good old days’ return for industrial landlords. Crain’s Chicago Business. February 23, 2015. 

Ori, Ryan, “ Here’s One Sign of a Strong Economy.” Crain’s Chicago Business. April 13, 2015. 

Ori, Ryan. “Industrial Vacancy Falls to Lowest Level Since 2006.” Crain’s Chicago Business. July 21, 2014. 
14 Ori, Ryan, “ Here’s One Sign of a Strong Economy.” Crain’s Chicago Business. April 13, 2015. 
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Chart 5.1 Distribution of Commercial Space by Type in Buffalo Grove, 2015 

 

 

 

 

 

 

 

 

 

Source: CoStar data 
 

Table 5.1 Commercial Real Estate Square Footage and Vacancy by Type, 2015 

  Buffalo Grove North-Central Submarket* Chicago Metro Region 

  
Total Rentable 
Building Area 

(SF) 

Vacancy 
Rate 

Total Rentable 
Building Area 

(SF) 

Vacancy 
Rate 

Total Rentable 
Building Area 

(SF) 

Vacancy 
Rate 

Industrial and Flex 6,551,527 3.4% 44,601,205 8.6% 1,171,019,362 7.8% 

Office 2,093,054 16.6% 19,954,745 18.5% 465,117,297 13.9% 

Retail 1,699,246 13.2% 22,376,030 9.7% 518,476,663 8.5% 

Total 10,343,827 7.7% 86,931,980 11.0% 2,154,613,322 9.3% 

*Includes Deer Park, Kildeer, Long Grove, Indian Creek, Vernon Hills, Lincolnshire, Buffalo Grove, Wheeling, Prospect Heights, Mount 

Prospect, Arlington Heights, and Palatine. 

Source: CoStar data and Village of Buffalo Grove. 

 

The particularly low vacancy rate in Buffalo Grove is likely a result of its ideal regional location. 

Interviewed stakeholders noted that the Village’s location at the edge of both Cook and Lake 

Counties allows the community to benefit from each county’s assets. Cook County’s strength is its 

strong residential, employment, and industrial base stemming from Chicago.  However, Cook County 

tax structure is disadvantageous for retail and industrial real estate. The county assesses retail and 

industrial properties at a higher percentage of market value than residential properties causing 

businesses to shoulder more of the property tax burden than residents. This tax structure has partially 

contributed to businesses relocating outside of Cook County, into neighboring counties, including 

Lake County. Lake County has seen a 3% (2.2 million square feet) increase in industrial property 

between 2005 and 2015.  The Village was recognized in the Lake County Comprehensive Economic 

Development Strategy as being a county leader in industrial development.   

 

Industrial and Flex
63%

Office
20%

Retail
17%
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The industrial and flex space in Buffalo Grove is in generally good condition.  The majority (64%) of 

the space is considered Class B, while 32% is considered Class C and 4% is considered Class A.15 These 

rankings aren’t too surprising given the age and characteristics of the facilities. Most of the properties 

are 25-30 years old and have 18-24 foot ceiling heights, which are considered low by today’s 

standards.  All are of masonry or reinforced concrete construction.   

Office  
In contrast to industrial and flex space, office space has the highest vacancy rate (16.6%) among the 

commercial property types in the Village. The office vacancy rate is also dramatically high in the 

North-Central Submarket (18.4%) and the Chicago Metro Region (13.9%), reflecting the market’s 

sluggish recovery after the economic downturn. Analysts report that the office market is tied to state 

and national employment and fiscal trends. Consequently, the state’s fiscal challenges and the 

relatively high unemployment rate in recent years has encouraged companies to operate 

conservatively and/or look elsewhere to establish their operations and growth.  

 

Companies are also becoming more efficient with their space. Many businesses in the Chicago 

suburbs are increasing their ratios of office space and per employee, a trend that is occurring across 

the country.16 Approximately 10 years ago, the national standard was 250 square feet per office 

employee, but in recent years that has declined to 195 square feet.17 Businesses are also adopting 

policies for telecommuting and implementing a more open and shared office space floorplan, all of 

which affects the demand for office space.18   

Another trend is the office flight from suburban communities to downtown Chicago.19 Suburban 

companies, including major companies as Walgreens, Kraft Foods Group, and Sears Holdings, are 

moving into Chicago or creating a satellite office in Chicago so to attract younger employees.20  

Despite the sluggish recovery, there has been some recent momentum in the regional office market.21 

According to the Illinois Department of Employment Security, the Illinois unemployment rate in 

May 2015 was at 5.6%, which is lower than the 6.9% rate posted the year before.22 Vacancy rates 

have also started to slightly decline. Employers are also looking starting to expand again, giving way 

to cautiously optimistic outlook.23   

Similar to the industrial and flex, most (58%) of the office space in Buffalo Grove is considered Class 

B, while 17% is considered Class A and 24% is Class C. Most of the buildings were built between 1985 

and 1997. Almost all are 1-2 stories, however a few are 3-5 stories and the Riverwalk Office towers 

are the only ones that are 12 stories tall.  

 

                                                      

 

15 Class rankings reflect the building size, structure, and operating systems in the market area. Classes A, B, and C imply that these 

characteristics are excellent, good, and fair-to-poor respectively. 
16 CBRE. “Chicago Suburban Office MarketView Q1 2015.”  
17 Heschmeyer, Mark. “Changing Office Trends Holds Major Implications for Future Office Demand.” CoStar. March 13, 2013.  
18 Ibid. 
19 Ori, Ryan. “Rents Keep Rising in Chicago’s Top Office Towers.” Crain’s Chicago Business. June 15, 2015.  
20 Ori, Ryan, “Why suburban companies like McDonald’s follow the sired call of downtown.” Crain’s Chicago Business December 13, 2014.  
21 Ori, Ryan. “You can stop pitying suburban office landlords now.” Crain’s Chicago Business. January 5, 2015.   
22 Illinois Department of Employment. 
23 NAI HiIffman. “Office Market Review: Frist Quarter 2015.”  
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Retail 
Although not quite as high as office space, the retail space in the Village is approximately 13.2%.  

Most of the vacancy in Buffalo Grove and in the greater region is attributable to the closings of the 

Dominicks grocery stores.  Excluding the Village’s remaining vacant Dominicks grocery store, the 

retail vacancy rate is 9%-10%. Although some of the Dominicks spaces have been filled in the region, 

several are still vacant and causing a spike in vacancy rates throughout the region.24  

 

Excluding the Dominicks closures, analysts report that overall the retail market is improving. In 

spring of 2015, consumer confidence rose to its second-highest level since 2007.25 However, the rising 

tide is not lifting all boats. Those in centers and locations that are considered premier – the top 10%-

20%- are being absorbed by retail tenants, while the rest are struggling.26  

Overall the retail market is dramatically evolving and experts contend that those players who 

embrace the changing face of the retail market, can best position themselves for the future. E-

commerce, which represents all purchases made on desktop and laptop computers, tablets and mobile 

phones, continues to gain momentum.27 Today, 6-7% of retail purchases are made via e-commerce.28 

Such platforms have allowed consumers to become more “comfortable, knowledgeable, aware, and 

opportunistic,” than ever before.29 It should be noted however, that most consumers that still prefer 

in-store shopping to procure staples, fill an immediate need or want, and to “touch and feel” 

merchandise.30    

The rise of e-commerce has contributed to the shrinking retail footprint. Retailers have either closed 

their stores or dramatically reduced the physical size of their space. Electronic and office supply 

stores have been specifically affected by this trend. The shrinking of the retail footprint has caused a 

more diverse tenant mix in shopping centers. Educational, health and fitness, spa, medical and other 

non-retail services have an increasing presence at shopping centers.31 

A final key trend in the retail market is a shift toward experiential consumption. Reports show that 

today’s shoppers tend to value and spend more on experiences – such as dining, entertainment, 

leisure, and other activities – than material goods.32 Industry leaders are responding to this trend and 

repositioning shopping centers away from traditional retail shopping centers format to a more 

integrated social gathering center. These centers aim to provide a sensory-filled physical environment 

with vitality and experiential opportunities not available on the internet. Such centers are more 

innovative than a just a cinema and food court. They provide services and amenities in an 

environment that caters to visitors’ evolving needs and demands.  

                                                      

 

24 Maidenberg, Micah. “Retail Landlords Gain, But Recovery ‘Not Lifting All Boats.’” Crain’s Chicago Business. February 9, 2015.  
25 “Consumer Sentiment in U.S. Rises to Second-Highest Since 2007.” Bloomberg Business. May 1, 2015.  
26 Ibid. 
27 As implied in the text e-commerce includes all mobile or m-commerce, which are purchases made by tablets and mobile phones. 
28 Quarterly E-commerce Sales. U.S. Census Bureau News. May 15, 2015.  
29 Philip Evans. “Non-Retail Tenant Gain in Important.” Retail Property Insights, Volume 21, No 2, 2014-2015. International Council of 

Shopping Centers.  
30 Shopping Centers: America’s First and Foremost Marketplace. International Council of Shopping Centers. 2014. 
31 Philip Evans. “Non-Retail Tenant Gain in Important.” Retail Property Insights, Volume 21, No 2, 2014-2015. International Council of 

Shopping Centers. 
32 Ibid. 
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Overall, the retail spaces Buffalo Grove tend to be in clustered in shopping centers along the 

commercial corridors. These retail spaces in Buffalo Grove tend to be older, with the majority of 

them built between 1974-1988. Their age is reflected in their development style, which a more 

traditional format. 

Commercial Corridors  

Most of the commercial developments are clustered into three types of commercial corridors: 

industrial/office corridors, retail/commercial corridors, and mixed-use corridors. The following 

provides an overview of each corridor organized by typology. As most of these corridors border 

municipal boundaries, the information discussed below regarding land uses, commercial space square 

footage, vacancy, and other details generally refers to only those properties and land within the 

municipal jurisdiction.  

Industrial/Office Corridors 

Northern Industrial/Office Corridor 
The Northern Industrial/Office Corridor, is the primary industrial corridor in the Village. It generally 

covers the area from Aptaksisc Boulevard to just south of Deerfield Parkway and from Metra train 

line to Milwaukee Boulevard. Major north-south roads running through this subarea include 

Milwaukee Boulevard and Barclay Boulevard and major west-east roads include Aptakastic Road, 

Bush Parkway, and Deerfield Parkway. 

 

This corridor is home to various manufactures, some of which hire anywhere between 100 to 400 

employees. Some of the larger manufacturing companies include Siemens Industry, Flextronics, U.S. 

Music Corporation, Schuletes Precision Manufacturing, and AutoMed Technologies, and Baxter.   

Most of companies are housed in corporate parks such as Abbot Business Center, Aptakisic Creek 

Corporate Park, Rogers Center for Commerce, Arbor Creek Business Center, the Corporate Grove, 

and Covington Corporate Center. Industrial and flex rentable building space in these industrial parks 

and other stand-alone facilities in the corridor is approximately 4.7 million square feet. As of April, 

2015, the corridor had a 4.3% (205,000 square feet) vacancy rate.  

The industrial facilities are in generally good condition. The buildings, not necessarily spaces, range 

in size from 10,000 to 330,132 square feet, however most of these facilities are between 33,000 and 

83,000 square feet. Given the age and overall condition of the buildings, the majority (64%) have a 

Class B rating, 32% are considered Class C and a small portion (3%) are considered Class A. The Class 

A facilities include Millbrook Business Center which is occupied by Plexus Corporation and is located 

along Millbrook Drive as well as the Rexam Consumer Plastics facility on 800 Corporate Grove Drive.   

Southern Industrial/Office Corridor 
The Southern Industrial/Office Corridor is an additional industrial corridor in the Village that is 

centered on the railroad. The corridor extends just west of Lexington Road to the Chevy Chase Golf 

Course and from Pauline Avenue to Lake Cook Road.   The Buffalo Grove Southern Industrial/Office 

Corridor is part of a larger north-south industrial cluster that extends into Wheeling.  
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In general, most of the businesses in the corridor are smaller and employ less than 15 workers, 

however there are several larger companies that employ 75-175 workers. These include Yaskawa 

America Manufacturing, Dow Chemical Company, and Assembled Products Group.  

In terms of development, the Southern Industrial Corridor is generally composed of Buffalo Grove 

Commerce Center, Chevy Chase Business Park West and Chevy Chase Business Park. In all, the 

corridor has approximately 1.6 million square feet of industrial and flex space with a 0.5% vacancy 

rate. Facilities here tend to be slightly smaller and older than those in the Northern Industrial/Office 

Corridor, as most range in size from 12,600-55,000 square feet and were built in the mid-to-late 

1980s.  The most recent development was constructed in 1999 and is the Missner Top Hits 

Entertainment Facility at 360 Hastings Drive. Overall, the majority (67%) of facilities are considered 

Class B and approximately a third are considered Class C.  

The Southern Corridor also has approximately 825,000 square feet of office space of which 

approximately 130,500 square feet (15.8%) is vacant. The most prominent office buildings are the 

Riverwalk I and Riverwalk II buildings off of Lake Cook Road. Each of these buildings offer between 

260,000-272,000 square feet of Class A office space. Other office facilities are generally between 

19,000-45,000 square feet and are considered either Class B or Class C space.  

Retail/Commercial Corridors 

Dundee Retail/Commercial Corridor 
The Dundee Retail/Commercial Corridor is centered on Dundee Road and generally extends from 

Lake Cook Road to just east of Buffalo Grove Road. The commercial uses and development can be 

described as “highway-oriented.” Some retailers such as Aldi, Sam Ash Music Store, American Family 

Insurance, and Garden Fresh Market are clustered in shopping centers such as Stratmore Square, 

Plaza Verde, Grove Court, Village Plaza and Cambridge Commons. Other tenants such Oberweiss Ice 

Cream and Diary Store, Bob Rohrman Pre-Owned Superstore, and First Midwest Bank are stand-

alone retailers.  

 

The Dundee Corridor has over 625,600 square feet of retail space with a relatively low vacancy rate of 

7%. With the exception of the Plaza at Buffalo Grove, most of the shopping centers offer between 

15,000-61,000 square feet of retail space. Plaza at Buffalo Grove is the largest shopping center offering 

over 125,000 square feet of retail space, while the other centers offer somewhere between 15,000-

61,000 square feet. The freestanding faculties are generally around 10,000 square feet of space or 

smaller. Almost all of the buildings were built in the 1960s or 1970s.  

Town Center Retail/Commercial Corridor 
The Town Center Retail/Commercial Corridor is located in the heart of Buffalo Grove. It is anchored 

by the Town Center shopping development and is generally bound North Buffalo Grove Road to the 

west, Lake-Cook Road to the south, Weidland Road to the east and the intersection of Buffalo Grove 

and McHenry Road to the north.  

 

The Town Center shopping center has various tenants such as Brunswick’s bowling alley, Binny’s 

Beverage Depot, and the Buffalo Grove Theatre. Across the street from Town Center is The Grove 

shopping center with Jewel-Osco and other smaller retailers such as the Best Salon and Spa and the 

Blue Swim School. Buffalo Grove Shoppes is a smaller shopping center with Walgreens, Supercuts, 
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and other convenience retail. Other freestanding retailers in the area include Lou Malnati’s Pizzeria 

and Deerfield Bakery.  

The Town Center Corridor has a total of 376,000 square feet of retail space. Overall the vacancy rate 

is low (8.2%) and most of the vacant space is in the Town Center development. The overall retail 

space in the subarea was built in the 1980s and 1990s. Buffalo Grove Shoppes is the most recent 

development and that center was constructed in 2001.  

Mixed-Use Corridors 

Lake-Cook Mixed-Use Corridor 
The Lake-Cook Mixed-Use Corridor runs along Lake-Cook Road and generally extends from 

Arlington Heights Road to Weidner Road. This corridor has over 572,000 square feet of office space 

including the Buffalo Grove Business Park that houses NorthShore University Health medical offices, 

Templar Securities, and the MIGroup. The office vacancy rate is 23% (134,000 square feet) and office 

buildings (not necessarily spaces) offer between 15,000-34,450 square feet. Most of the office space is 

considered Class B, with some considered Class C. Some facilities in the Buffalo Grove Business Park 

are considered Class A.  

 

In addition to office, the corridor has 103,000 square feet of retail space that includes Chase Plaza, the 

Wyndham Garden Hotel, Outback Steakhouse, and PNC Bank. In accordance to CoStar, the leading 

source for commercial real estate data, the vacancy rate is 67% all of which is attributable to the 

former Dominicks grocery store that formerly anchored Chase Plaza.  

Milwaukee Mixed-Use Corridor 
The Milwaukee Mixed-Use Commercial Corridor is the eastern edge of the community, centered 

around Milwaukee Avenue. Some of the properties along this corridor overlap with the Northern 

Industrial/Office Corridor. Milwaukee Avenue has a mix of properties under Buffalo Grove’s 

jurisdiction and some in unincorporated Lake County, resulting in a fragmented corridor. Some of the 

unincorporated properties just outside the northern edge of the Milwaukee Mixed-Use Corridor are 

subject to the Buffalo Grove and Lincolnshire Boundary and Planning Agreement. This 

intergovernmental agreement identifies future municipal jurisdictional boundaries between the two 

communities as well as anticipated land uses.  

 

The corridor is mainly retail however there are some residential, industrial, and vacant properties. 

Many of the retail uses include Mi Mexico restaurant, Speedway gas station, and Woolie restaurant. 

CoStar has limited coverage of the Buffalo Grove Milwaukee Mixed-Use Corridor. It provides 

information for approximately five retail buildings that have a total of 32,000 square feet that are 

fully occupied. The buildings range from 3,700-9,000 square feet. 

 

Retail Market Analysis 

Of specific interest to the Village is a retail market analysis that identifies Buffalo Grove’s trade area 

and estimates the trade area’s retail demand, supply, and leakage. This type of analysis is generally 

used to gauge opportunities for retail development and tenants. Market analysis numbers presented in 
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this analysis should not be interpreted as absolute numbers but rather viewed as estimates that reveal 

market conditions, trends, and dynamics. 

The Trade Area 
Traditionally defined, the trade area is a geography from which approximately 70%-80% of the trade 

area businesses’ sales originate. In other words, 70%-80% of the trade area’s retail customers reside 

within the trade area. The trade area utilized in this report was identified by traditional method of 

synthesizing data and information from various factors including: a fifteen minute drive time radii 

from Buffalo Grove shopping centers; road networks; travel patterns; and natural, physical, and 

psychological barriers. The trade area is shown on Exhibit 5.1 and encompasses the following 

communities either entirely or partially: Riverwoods, Vernon Hills, Palatine, Arlington Heights, 

Deerfield, Prospect Heights, Long Grove, Kildeer, Hawthorn Woods, Lincolnshire, Bannockburn, and 

Northbrook.  

Demand  
Demand, or the total potential retail expenditure, is the amount of dollars a household or a group of 

households will typically spend on retail goods and services annually. This calculation is derived from 

a trade area’s population, number of households, household income, and retail expenditures. The 

trade area has sizeable population pool and significant purchasing power. The area has around 

354,125 people, within 135,015 households, creating a household size of 2.60 (Table 5.2). The 

distribution of household income shows the majority of households are middle-to-high income. The 

overall median income is $83,626 and the income per capita is approximately $46,956.  

The household income comparative analysis on Table 5.3 reveals Buffalo Grove’s position within the 

trade area. Buffalo Grove’s purchasing power is comparatively higher than the trade area as the 

Village’s median household income is $94,391 or 11% higher than the trade area. This income 

disparity also indicates that Buffalo Grove residents may have different retail expenditure patterns 

than trade area residents. Higher-income households typically spend more retail goods and services 

than middle-income households, but middle-income households may spend a greater proportion of 

their retail dollars on food and beverages.  

Given the trade area’s population, number of households, household income, and retail expenditure 

estimates, the total retail demand (including food and drink) of the trade area is estimated to be 

approximately $6.3 billion dollars as shown on Table 5.4. In other words, households in the trade area 

cumulatively spend $6.3 billion dollars on retail goods in a given year. Significant dollars are spent on 

lower-priced, commonly consumed goods such as food and beverage at stores, as well as at general 

merchandise establishments. Both of these categories represent approximately 14% and 15% of total 

retail demand for the trade area. Food service and drinking places represent just over 10% of total 

retail demand. Other significant dollars are spent on higher-priced, less frequently consumed goods 

such as motor vehicle and parts, which account for 18% of total retail demand. 

Non-store retailers such as e-commerce, mail-order businesses, direct sales (party sales and other 

forms of selling in consumer’s homes) are estimated to capture approximately 8% of all retail demand 

in the trade area. This relatively high capture rate reflects consumption dynamics. Higher-income 

households are more likely to patronize non-store retailers than lower income households.   

Non-store expenditures and sales can distort a market analysis because most retailers and consumers 

of e-commerce and mail-order businesses are not within the physical confines of the trade area. 

However, completely ignoring non-store expenditures and sales disregards the emerging integration 
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of the physical and virtual shopping world. Consequently, this analysis will examine expenditure, 

sales, and leakage with and without non-store retailers. As shown below, the total retail expenditure 

excluding non-store retailers is $5.8 million. 

Supply 
The volume of retail sales within the trade area is considered the supply. The total supply or sales 

volume of retail goods is approximately $9.9 billion (Table 5.4). Non-store retailers represent 41% or 

$4 billion of these sales. The high sales figure reflects the various non-store retailers headquartered or 

located within the trade area. These retailers include LTD Commodities, which sells various appeal 

and home goods via online and catalogue. Another listed non-store retailers is Caremark Rx, which is 

a prescription benefit management retailer and as subsidiary of CVS Health. Caremark Rx are likely 

listed as a non-store retailer due to its mail-order and delivery services.  Other examples include 

Harry and David, Skil Vending, and Ross Nut Company, and Custom Personalization Solutions LLC.  

The total sales of the area, excluding the sales of non-retailers, are $5.8 million.   

There are 2,000-2,250 individual retail establishments and 500-600 eating and drinking 

establishments in the trade area. Some of these retailers are listed by category in Table 5.4. Most of 

the trade area’s retail establishments are clustered together and form major shopping centers. For this 

analysis major shopping center will be defined as having gross leasable area (GLA) greater than 

200,000 square feet and can include larger community retail centers, regional centers, or super 

regional centers and lifestyle centers.  The trade area has approximately 15-20 shopping centers. Table 

5.5 lists some of the major shopping centers within the trade area. 
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Exhibit 5.1  Trade Area  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Table 5.2 Estimated Population and Households, 2015  

 Buffalo Grove Trade Area 

Population 41,663  354,125  

Households 16,167  135,015  

Avg. Household Size 2.57 2.60 

Source: ESRI Business Analyst and Village of Buffalo Grove.

Table 5.3  Estimated Household Income, 2015  

 Buffalo Grove Trade Area 

 Count Percent Count Percent 

Less than $25,000 1,714 10.6% 15,122 11.2% 

$25,000 to $49,999 2,409 14.9% 23,898 17.7% 

$50,000 to $74,999 2,215 13.7% 21,467 15.9% 

$75,000 to $99,999 2280 14.1% 17,012 12.6% 

$100,000 to $149,000 3654 22.6% 22,548 16.7% 

150,000 and over 3896 24.1% 34,969 25.9% 

Total Households 16,167 100% 15,122 100% 

Median Household Income $94,391  $83,626  

Sources: ESRI Business Analyst, US Census Bureau, Village of Buffalo Grove 
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Table 5.4 Estimated Demand, Supply, and Retail Gap in Trade Area 

Retail Category Sample Retailers 
Demand 

(Total 
Expenditure) 

Supply 

(Total Sales) 

Retail Gap 

(Leakage and 
Surplus) 

Goods     
Motor Vehicle & Parts Dealers Good Sam Enterprises (Lincolnshire), 

Carmax (Glencoe), Toyota (Northbrook) $1,132,220,000 $733,040,000 $399,180,000 

Furniture & Home Furnishings 
Stores 

Crate and Barrel (Northbrook),  

Walter E Smith Furniture  (Arlington 
Heights), 

Bed, Bath, and Beyond (Vernon Hills) $128,550,000 $219,450,000 ($90,900,000) 

Electronics & Appliance Stores Apple (Dee Park), Best Buy (Deerfield),  

Sprint (Vernon Hills) $153,570,000 $386,320,000 ($232,750,000) 

Bldg Materials, Garden Equip. 
& Supply Stores 

ProSource Wholesale (Buffalo Grove),  

Menards (Long Grove)<  

Home Depot (Palatine) $223,830,000 $178,990,000 $44,840,000 

Food & Beverage Stores* Jewel Osco (Buffalo Grove),   

Sunset Foods (Northbrook) 

Trader Joe’s (Arlington Heights) $895,780,000 $754,250,000* $141,530,000* 

Health & Personal Care Stores** Walgreens (Vernon Hills), Ulta (Deerfield),  

Superior Optical (Glenview) $509,750,000 $924,730,000 ($414,980,000) 

Gasoline Stations Speedway (Buffalo Grove), Amaco (Wheeling) 
Mobil (Vernon Hills) $520,040,000 $375,970,000 $144,070,000 

Clothing & Clothing 
Accessories Stores 

Talbot’s (Deer Park),    

David’s Bridal (Vernon Hills),  

Burlington Coat Factory (Arlington Heights) $374,470,000 $344,040,000 $30,430,000 

Sporting Goods, Hobby, Book 
& Music Stores 

Dick’s Sporting Goods (Deer Park),  

Toys R Us (Vernon Hills),  

Hancock Fabrics (Northbrook) $146,660,000 $160,480,000 ($13,820,000) 

General Merchandise Stores*** Target (Wheeling),  

Coscto (Mount Prospect),  

Walmart (Vernon Hills) $945,620,000 $1,074,120,000 ($128,500,000) 

Miscellaneous Store 
Retailers**** 

Petsmart (Vernon Hills),  

Staples (Deerfield),  

Yankee Candle Company (Deer Park) $120,530,000 $160,250,000 ($39,720,000) 

Non-store Retailers***** LTD Commodities (Bannockburn and 
Wheeling),  

Caremark (Northbrook),  

Harry and David (Deer Park) $503,940,000 $4,068,340,000 ($3,564,400,000) 

Dining     

Food Services and Drinking 
Places 

Culvers (Buffalo Grove),  

Starbucks (Wheeling),  

Demetris’ Greek Restaurant (Deerfield) $670,200,000 $491,920,000 $178,280,000 

Total  

Including Nonstore Retailers 

 

$6,325,160,000 $9,871,900,000 ($3,546,740,000) 

Total  

Excluding Nonstore Retailers 

 

5,821,220,000 $5,803,560,000 $17,660,000 

*Source appears to include sales from Domincks grocery stores, which have closed.  

**Health and Personal Care stores include drugstores, pharmacies, and beauty supply stores. 

***General Merchandise Stores include department stores and discount department stores. 

****Miscellaneous Retailers includes florists, pet stores, and office supply stores. 

*****Non-store retailers include retail goods purchased electronically and via catalogue. This also includes direct selling retailers such as newspaper routes, frozen 
food and freezer plan providers, bottled water, and water softer services, and goods sold at home parties.   

Source: ESRI Business Analyst and Buffalo Grove. 
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Table 5.5 Major Shopping Centers in Trade Area* 

Name Location Gross Leasable 

Area (GLA) 

Number 

of Stores 

Anchors 

Randhurst Village  Route 83 and Euclid Ave, 
Mount Prospect 

1,335,000 60-65 Carson Pirie Scott, Costco, AMC 
Theatres, Jewel Osco, Pet Smart 

NorthBrook Court Lake Cook Road and Red Oak 
Lane, Northbrook 

1,000,220 125 Neiman Marcus, Macy's, Lord & 
Taylor, Crate & Barrel, AMC Theatres 

Deerbook Mall Route 83 and Lake Cook 
Road,  Deerfield 

627,000 26 Sports Authority, Jewel Osco, Office 
Max, Bed Bath and Beyond 

Deer Grove Center Route 12 and Route 68, 
Palatine 

490,356 15-20 Target, Staples, TJ Maxx, Home Goods,  

Town and Country 
Center 

Route 12 and Palatine Road, 
Arlington Heights 

329,849 17-20 Dick’s Sporting Goods, Best Buy, 
Marshalls, Joe Capputo and Sons 

*Not an exhaustive list.  

Source: ESRI Business Analyst and the Village of Buffalo Grove.

 

Retail Gap 
A trade area’s leakage is determined by calculating the difference between the demand (total 

expenditure potential in the trade area) and supply (trade area sales volume). A positive 

leakage number indicates that demand is not being met by the local supply, and is commonly 

referred to as sales leakage. In this scenario, the leakage number represents the amount of retail 

dollars that are leaving the trade area and being spent elsewhere.   

A negative leakage number, often termed a sales surplus, indicates that the trade area is capturing 

dollars from outside the trade area and/or that the supply is exceeding demand and the market is 

oversaturated. It should be noted that a sales surplus doesn’t necessarily imply that the additional 

businesses can’t be supported, but does indicate that any additional businesses established should 

have a full understanding of market dynamics and competition within the trade area and the larger 

sub-region. Including non-store retail demand and supply, the subject trade area is currently 

experiencing a sales surplus of $3.5 billion (Table 5.5). Without the non-store retail and demand, the 

trade area is experiencing a leakage of $17.7 million (Table 5.5).   

Of greater important than the total sales surplus and leakage, is the individual surpluses or leakages of 

each retail category. Significant retail leakages are motor vehicle and parts dealers, food and beverage 

stores, gas stations, and food and drinking places.  The leakage for food and beverage stores is even 

higher than reported as it appears that the data source utilized includes sales from Dominick stores, 

which have since been closed. Other less significant leakages are in the retail categories of building 

materials, garden equipment and supply stores, as well as clothing and clothing accessory stores. 

These retail categories represent potential areas of opportunity for the trade area and Buffalo Grove. 

Retail categories that are experiencing a sales surplus in the trade area include health and personal 

care stores; electronic and appliance stores; general merchandise stores; furniture and home 

furnishing stores; sporting goods and hobby, book and music stores, and miscellaneous store retailers.  
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Appendix A 

Relationship to other Plans and Studies 

A summary of local and regional plans and their relationship to the Buffalo Grove Economic 

Development Strategic Plan is discussed below.  

 

Village of Buffalo Grove Strategic Plan 2013-2018 (2012) 

In 2012, the Village of Buffalo Grove developed a Strategic Plan 2013-2018 to guide Village 

operations and services around the five strategic priorities, one of which is economic development. 

The Economic Development Strategic Plan will be to address the economic development objectives of 

the Strategic Plan, which include but are not limited to: leveraging resources to meet community 

objectives, creating an inviting environment for businesses through targeted community and 

marketing methods, managing opportunities in the commercial corridors, and retaining and 

expanding businesses. The Strategic Plan will be amended in late 2015 to include 2016-2017 Strategic 

Plan Goals. 

 

Village of Buffalo Grove Comprehensive Plan (2009) 

Adopted in 2009, the Village of Buffalo Grove Comprehensive Plan provides an overall vision for the 

community with supporting goals and action steps.  Part of the vision states that the Village will 

continue to strive to be a community that “fosters continued economic development with proactive 

programs encouraging and supporting businesses.” Goals backing this vision include: encouraging 

reinvestment in established commercial properties, strengthening and diversifying the Village’s 

economic base, continuing to participate in regional programs that encourage a positive and healthy 

business climate, and striving for an economic development foundation that yields a vibrant and 

sustainable economy.  

 

Lake County Comprehensive Economic Development Strategy (2012) 

Lake County Partners (LCP), the leading non-profit economic development corporation for Lake 

County, led the development the Lake County Comprehensive Economic Development Strategy 

(CEDs) in 2012. The Lake County CEDs analyzes Lake County demographic, real estate, and industry 

data and outlines implementation and operational goals for Lake County Partners. These goals 

include: retaining and attracting primary jobs to Lake County, diversifying the County’s tax base, 

enhancing workforce development and training, improving access and availability to business 

financing and investment, supporting improvements to infrastructure connectivity, and providing 

greater support and resources for entrepreneurs. The plan also provides guiding principles for LCP as 

well as an action plan which is organized under the three topic areas of job creation, marketing and 

outreach, and organization and coordination.  

 

Planning for Progress – Cook County’s Consolidated Plan and Comprehensive Economic 

Development Strategy, 2015-2019 (2015) 

In 2015, Cook County adopted Planning for Progress, a plan that unites the federally mandated 

Consolidated Plan (Con Plan) and the Comprehensive Economic Development Strategy (CEDS) into 

one integrated vision. The plan adopts relevant economic growth policies from previous efforts and 

focuses on goals related to infrastructure and public facilities, businesses and workforce development, 

housing development and services, non-housing services, and planning and administration. Specific 

recommendations include increasing the transparency, efficiency, collaboration, and capacity for 
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county and suburban governments, enhancing support to manufacturing clusters, and improving the 

physical infrastructure to better link residents with jobs.  

  

Chicago Metropolitan Agency for Planning GOTO 2040 (2010) 

CMAP is the official regional planning organization for the northeastern Illinois counties of Cook, 

DuPage, Kane, Kendall, Lake, McHenry, and Will. In 2010, CMAP developed GOTO 2040, 

metropolitan Chicago’s first comprehensive regional plan in more than 100 years. The plan 

establishes coordinated strategies that will help the region’s 284 communities address transportation, 

housing, economic development, environmental, and other quality-of-life issues. Specific topics 

related to the Buffalo Grove Economic Development Strategic Plan include: improving education and 

workforce development, supporting economic innovation, achieving greater livability through land 

use and housing, pursuing coordinated investments with other communities, and increasing the 

commitment to enhance passenger and freight mobility. 

 


