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BACKGROUND
This Project Summary Memo provides a brief overview of the Western
Area Plan process — including its key findings and takeaways — and
is intended to complement the Final Village Board Presentation
delivered on April 8th, 2019. References to additional details,
analyses, concepts, and strategies provided in the presentation are
noted throughout this document.
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Plan Overview
INTRODUCTION
The Western Area Plan process provided the Village of
Hoffman Estates with an opportunity to evaluate land
use and development patterns within key portions of
the Village, assess prevailing market conditions, and
provide recommendations for future growth. The area
of focus for this Study includes notable commercial and
employment districts that have been directly impacted
by changing consumer habits, employment trends, and
lifestyle preferences in recent years.

The goal of this planning effort
is to develop a dynamic land use
and development framework for
the Hoffman Estates Western
Plan Area that ensures economic
sustainability, while providing
flexibility in adapting to change.

PROJECT STRUCTURE
The Western Area Plan process was structured in three distinct phases:
• Phase 1 — Site Analysis & Engagement. The first phase focused on collecting and interpreting existing
conditions information from a variety of sources. This included a series of interviews with local stakeholders,
consisting of local business and property owners, real estate brokers and developers, and representatives from
local institutions and agencies.
»

Phase 1 Timeline: October 2018 – February 2019

»

Key Deliverables: Initial Findings Presentation & Summary Report, including market analysis.

• Phase 2 — Land Use Framework & Village Green Concept Plan Development. Phase 2 included the exploration
of ideas for future growth and preparation of concepts ranging from high-level organizational ‘development
framework’ strategies to illustrative site plans and 3D visualizations of key opportunity sites.
»

Phase 2 Timeline: January 2019 – March 2019

»

Key Deliverables: Development Framework Concepts, Village Green & Arena District Concepts, and a Stakeholder Open
House & Survey.

• Phase 3 — Western Area Plan Wrap-Up & ICSC Preparation. The final phase focused on refinement of proposed
concepts and presentation of the Project Team’s findings to Village Staff and elected leadership, as well as providing
Staff with support in preparing for the International Council of Shopping Centers RECon conference in May 2019.
»

Phase 3 Timeline: April 2019 – June 2019

»

Key Deliverables: Final Development Framework & Design Concepts, Village Board Presentation, and Final Summary
Memorandum.

HOFFMAN ESTATES
WESTERN AREA PLAN
Stakeholder
Open House

THURSDAY, FEBRUARY 21
4-6PM | SEARS CENTRE
MAIN ENTRANCE/SW CORNER
5333 PRAIRIE STONE PKWY

Please join us for the Hoffman Estates Western Area Plan open
house for area stakeholders. Learn about the plan’s progress,
provide feedback on planning concepts, and weigh in on the future
of this important area. We look forward to seeing you there!

A Stakeholder Open House was hosted at the Sears Centre Arena on February 21st, 2019.
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STUDY AREA
The Western Area Plan Study Area is composed of several large tracts of land in the northwestern portion of the Village
— generally centered around the Prairie Stone Business Park and located just north of the Jane Addams Tollway (I-90)
extending past Beverly and Sutton Roads. In whole, the Study Area is roughly 1,650 acres in size and three miles wide.
For the purposes of this Study, the overall Study Area has been organized into the following sub-areas:
• Study Area Core (±840 acres). Outlined in orange
in Figure 1 below, the Study Area Core is bound by
Higgins Road (Route 72) to the north, Sutton Road
(Route 59) to the east, I-90 to the south, and Beverly
Road to the west, and roughly 1.75 miles across, the
Core includes Prairie Stone Business Park and Poplar
Creek Crossing Shopping Center.
• Plum Farms (±185 acres). A future mixed-use
development site located off the northwest corner
of Higgins & Sutton Roads.
• Sutton Crossing (±120 acres). A long-term future
development site located at the southeast corner of
the Higgins & Sutton Roads intersection.

A bird’s eye view of the Western Area Plan Study Area – looking
northeast from I-90 and Beverly Road.

• West of Beverly (± 470 acres). Generally located
between Beverly Road to the east and the municipal
boundary to the west, the site is comprised of several
large, separately-owned parcels.

FIGURE 1: Western Area Plan Study Area
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Existing Conditions Findings
The first phase of the planning process included a broad examination of factors affecting the Study Area, Village
of Hoffman Estates, and surrounding region. Specific topics of analysis included existing land use patterns, land
availability/suitability for development, zoning, recent development plans & proposals, connectivity, real estate market
trends, as well as other important considerations such as area school districts, Study Area identity & branding, and
input from area stakeholders. The results of this analysis were delivered as the formal Initial Findings presentation
and accompanying summary report.

LAND AVAILABILITY
One of the most important takeaways of the existing conditions analysis was the identification of land available
for development within the Study Area (see Land Availability Map in the Initial Findings report) and revelation that
roughly 40% of all developable land within the Study Area remains vacant or underdeveloped (sources presented in
the Initial Findings summary report). These areas were broken down into the following categories:
• Direct Development Sites. Totalling approximately 532 acres, this category includes land that was ready and
available for development.
• Infill Opportunities / Potential Development Sites. At roughly 83.5 acres, these areas included potential out-lots
and sub-dividable parcels, properties with existing, but under-utilized space, and sites that might require additional
preparation work to be developable in the future.
• Buildings with Directly Available Space. Using data from CoStar and other market sources, several existing office
buildings and retail spaces were identified as having space immediately available for use — including an estimated
280,000 square feet of space within the Sears Holdings Corporation headquarters (as of December 2018).

MARKET ANALYSIS
The Project Team’s Phase 1 analysis also included a review of real estate market conditions by the Goodman WIlliams
Group, who examined prevailing demographic factors and current trends related to several market segments. Key
takeaways from this analysis include:
• Office & Employment Sector. Owing largely to corporate relocations to Downtown Chicago, the Northwest
Suburban Market had some of the highest vacancy rates in the region, with negative absorption patterns continuing
up until 2018. However, future market opportunities may exist for smaller, specialty firms looking for space in
suburban, mixed-use districts along I-90. In general though, recent development proposals — such as the Veridian
and Bellworks projects — have demonstrated that the suburban corporate campus model is evolving.
• Retail Sector. There is a large supply of shopping centers and big box retailers already serving the local market,
which may leave only limited opportunities for new retail uses outside of certain specialty retailers looking for
large sites with good vehicular access. However, the rising popularity of suburban, mixed-use districts may also
provide a market for restaurants and neighborhood-serving uses, though the adage that “retail follows rooftops”
does still apply.
• Residential Sector. The Study Area may offer significant opportunities for new residential development due to
its proximity to major employment centers and commercial & recreational amenities, and convenient access to
major transportation infrastructure. The housing market along the I-90 Corridor is expected to remain strong,
though changing demographics and an increased interest in walkable, mixed-use neighborhoods will shift demand
towards new housing needs and desires. Beyond satisfying market demand, the introduction of new housing
types — such as multi-family apartments — could also help to bring needed housing balance to the Village and
support local employers in their recruiting and retention efforts.
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Land Use & Development Framework
The following framework concepts help to establish an over-arching organizational structure within the Study Area
and provide a set of high-level strategies for future land use and development. The intent of these strategies is not to
proscribe any formal plan or be a ‘blueprint’, but to assist municipal staff and elected leadership in identifying potential
opportunities for growth, determining priorities for capital investment and allocation of economic incentives, assessing
the merits of new development proposals, and in providing context for more formal policy changes in the future.

FRAMEWORK CONCEPT 1
The preferred land use framework concept focuses on
residential growth throughout the Study Area and infill
development on vacant or under-utilized land. The Core
would be split into two distinct sub-areas — Prairie Stone
& Poplar Creek. Key attributes of Framework Concept 1
are outlined below.

• Encourage commercial, service, and office infill
development on under-utilized parking lot areas in
Prairie Stone East.
• Prioritize higher density mixed-use development on
land south of Prairie Stone Parkway to support the
growth of a more robust Arena District.

Prairie Stone
• Place a major focus on residential development
throughout the sub-area, and encourage a wide
range of building and unit types.

Poplar Creek
• Generally maintain existing land use patterns within
this area, but identify potential opportunities for
change in the future. Scenarios might include reuse
or redevelopment of under-performing office or
hotel space as residential.

• Consider the potential inclusion of a new school
facility to support growth and make residential
development more attractive for young families.

• Infill larger vacant and under-utilized sites with
residential development to create a well-balanced
mix of uses.

• Explore non-office reuse opportunities on portions
of the Sears Campus — such as multi-family housing
and/or educational uses.

• Improve connectivity between Poplar Creek Crossing
and any new residential development within the area
to encourage walkability and synergy with office and
commercial uses.

• Place a high priority on infill development of office
uses within the Prairie Stone Core area.

FIGURE 2: Future Land Use Framework Concept 1
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FRAMEWORK CONCEPT 2
The second land use framework concept provides an alternative approach that expands office and employment uses
within the Prairie Stone area, while focusing new residential development towards the eastern portions of the Study
Area on vacant or transitional land use sites.
Prairie Stone

Poplar Creek

• A primary driver of Concept 2 is the creation of a
large flex-tech or combined office & light industrial
campus west of Sears.

• Pursue significant expansion of residential
development opportunities within the Poplar Creek
sub-area, supported by the establishment of a new
school within the immediate area.

• Prioritize infill development of office uses within the
Prairie Stone Office Park area to establish a higher
density employment district that complements the
new flex-tech campus.

• Existing larger-scale office uses would be
maintained in the near term, but could be explored
as potential reuse opportunities over time.

• Transition to mixed-use development at both ends
of Prairie Stone Parkway and encourage infill use of
under-utilized sites in between. Under-performing
office uses in these zones could be redeveloped for
multi-family use over time.

• Prioritize connectivity enhancements between
Poplar Creek Crossing, Plum Farms, and any
new residential development within the subarea to encourage walkability and a cohesive
neighborhood character.

• Explore the potential development of a formal
outdoor event space, along with supporting
commercial uses near the Sears Centre as part of a
higher intensity Arena District plan.

• Pursue expanded Pace transit access within the
sub-area to help attract new residents and improve
connectivity between both local and regional
employment districts.

FIGURE 3: Future Land Use Framework Concept 2
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The Heart of Prairie Stone
The importance of the Village Green and Sears Centre Arena as key strategic assets within the Western Area was
clear from the outset of the planning process, and their role as potential catalysts for growth remained a central focus
of the previously described framework concepts. Accordingly, potential enhancements to these assets and the area
surrounding them were explored in further detail as outlined on the following pages.

THE VILLAGE GREEN
Owing to its importance to both Prairie Stone and the Village of Hoffman Estates overall, the Village Green was
examined for potential open space enhancements that would help it to better serve — and unify — the various roles
of the open space as an outdoor performance venue, business park amenity, and community gathering space. The
resulting proposed park concept (shown below) is designed for a wide variety of uses and events, and programmed
to accommodate a range of user groups throughout the day and week. Additional details and supporting character
imagery can be found in the Final Board Presentation from April 2019.
Concept Plan Highlights Include:
A
•
B
•

Interactive Water Feature

F
•

Sloped Event Lawn

Expanded & Enhanced Beer
Garden

G
•

Outdoor Meeting Rooms

H
•

Viewing Berms

C
•

Existing Concessions Building

D
•

‘The Grove’ Picnic Area

•I Sculptures & Public Art
Opportunities

E
•

New Enhanced Stage

J
•

New Entrance Plaza with Pop-Up
Vendor Space

K
•

Enhanced Pedestrian Crossings
with Specialty Paving

L
•

On-Street Parking Along Prairie
Stone Parkway

M
•

New Festival Street with
Specialty Paving

FIGURE 4: Illustrative Plan Rendering of Potential Village Green Enhancements
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THE ARENA DISTRICT
An enhanced Village Green could also be used as a
tool to attract new development on nearby parcels
that are currently vacant or under-utilized. A mix
of active, ground-floor commercial uses and upperstory residential, office, or hotel space would provide
an important complement to the Sears Centre Arena
experience and help to activate the Green — and Prairie
Stone in general — during non-peak times. Shared
parking opportunities between the Sears Centre and any
new development would also help to ensure that parking
supply is both adequate and efficient.
Key components of the envisioned Arena District
development would include dining and entertainment
uses with outdoor seating, vertical mixed-use
development, and strong pedestrian connectivity
between district open spaces and nearby development.

A dining/entertainment use featuring outdoor seating

The bird’s eye graphic presented below provides a
conceptual example of the potential location and
massing of future development in the area. The images
shown on the following page (Figures 6 & 7) provide
a before and after example of the existing area and
envisioned development master plan concept.
Mixed-use development integrated with high-quality open space.
FIGURE 5: Bird’s Eye View of Potential Village Green Enhancements and Future Development within the Arena District – view looking south
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FIGURE 6: Aerial View of Existing Arena District Area
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FIGURE 7: Plan View of Envisioned Arena District Development. Proposed development would transition from retail/commercial use to
the west, to multi-family residential, to denser mixed-use development directly adjacent to the Sears Centre Arena and Village Green.
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Key Themes for Consideration
Successfully planning for the future requires that big questions be asked about what works now, what inevitably needs
to change, and what opportunities might exist moving forward. In asking these questions during the Western Area Plan
process, several key themes emerged that should be revisited as part of future policy and implementation efforts.

BUSINESS PARK STRENGTH
How do you improve Prairie Stone’s competitiveness as an employment center?
The park should be able to accommodate a diversity of business types and sizes at any point in their growth cycle.
• Some companies desire a more urban format with a
higher density of people and other firms clustered
around shared amenities to help foster synergy and
the cross fertilization of ideas.
• Others prefer a suburban office environment
with separate businesses on individual lots to
accommodate growth and a wider range of uses or
activities.
• Large corporations may seek a larger scale complex
that accommodates a wide range of departments
within one highly amenitized campus

MAJOR ATTRACTIONS & AMENITIES
What is the role of Prairie Stone’s major attractions — the Village Green and Sears Centre Arena — in future
revitalization efforts?
These uses are major assets within the Park and can serve as a catalyst for future development.
• Expand on popular features, such as the Craft
Canteen and existing amphiteatre, and explore new
programming and amenities that can serve a wide
range of users.
• Leverage the Village Green as a business amenity
and tool for promoting synergy within the park.
• Support the Sears Centre Arena as an entertainment
destination with new commercial development.
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BIG IDEAS & OPPORTUNITIES
What major changes could occur within Prairie Stone in the future, and what measures would be required to
enable this change?
What if Prairie Stone became the Country’s Most Livable Office Park?
• There is strong interest in allowing residential use
within the Study Area, and solid precedents that
support a more dynamic mix of land uses overall.
• Prairie Stone’s high-quality infrastructure and
aesthetic conditions could be especially attractive
to future residents.
• New school(s) and other public facilities may be
necessary to accommodate future residential
development. How substantial would new
development need to be to support these
improvements, and does the current policy
environment support this change?
Are there opportunities to attract other major
employers?
• Reuse of under-utilized corporate offices may
present an opportunity to attract new companies
who want to avoid the costs and time constraints of
new construction.
• Larger-scaled light industrial or manufacturing
uses have not had a presence within Prairie Stone
in the past, but could provide a way to boost local
employment.
Are there opportunities to attract other major
entertainment uses?
• Many arenas of comparable size and use to the
Sears Centre are located near other stadiums or
event spaces and supporting entertainment uses.
• The 2019 relocation of the Spring Awakening Music
Festival to Prairie Stone demonstrates that there is
interest and capacity for additional entertainment
programming in the area. However, the financial
benefits of these types of events — and associated
impacts — should be weighed against other
alternatives before major capital investments are
made in the future.
What role does transit play in the above ideas?
• Pace Express Bus service could potentially
be improved if the Study Area had higher
densities of use, establishing a strong and more
reliable connection with other communities and
employment districts.
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