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Section One: Introduction and Overview 
 
Introduction 
 
DK Mallon (DKM) was hired by the Village of Wauconda 
Illinois (Wauconda) to undertake a retail demand and 
market analysis of the former Dominick’s store at 600 W. 
Liberty, Wauconda, Illinois. The former Dominick’s store 
closed in 2004 and is available for a new retail store or 
potentially could be purchased as a redevelopment 

opportunity. The study analyzed the trade area and 
potential market for retail around the property. DKM 
performed a grocery store study including market 
analysis, site evaluation and sales forecasting. This study 
and findings could lead to the Implementation Strategy 
which is discussed in further detail in Section Four. 
 

Study Process 
 
The assignment consisted of three phases. The first 
phase was the Fact Finding Review. DKM had several 
meetings with the Village staff and other stakeholders to 
help develop an understanding of the local and regional 
market area as well as the history of the property. DKM 
met with the owners of the property, Inland Real Estate 
Corporation to discuss the property and their previous 
redevelopment efforts. A detailed review of all of the 
underlying documents including the Dominick’s Lease, 
Easement and Maintenance Agreements and tenant 
information was completed.  
 
The second phase was a Market Assessment and 
Analysis to determine what type and size (if any) of 
grocery store is supportable in Wauconda. The analysis 
encompassed the entire market including the surrounding 
markets of Crystal Lake, McHenry, Round Lake Beach, 
Mundelein and Lake Zurich. In addition, DKM undertook 
a Market Sales Gap Analysis to quantify the demand for 
Retail and Food and Drink from households within the 
defined trade area. 
 
The last phase was the Site Evaluation and 
Recommendations. 
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Section Two: Market Assessment and Analysis  
Market Overview 
 
The Village of Wauconda is located in the northeast 
section of the state of Illinois. The Village is located 
approximately forty-five miles northwest of downtown 
Chicago in the west central portion of Lake County. The 

former Dominick’s store is located in the Wauconda 
Crossings at the SWC of Route 12/59 and Liberty St in 
Wauconda. The population of the Village according to the 
2010 U.S. Census is 13,603.  
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The trade area for Wauconda as outlined in blue on the 
following map encompasses approximately seventy eight 
(78) square miles and includes the communities of 
Wauconda, Island Lake, Volo and portions of Fox Lake 
and Lake Zurich as well as unincorporated Lake County, 
IL.  The trade area extends north to Big Hollow Road 
approximately 7.5 miles, west approximately 3.0 miles to 
the Fox River, south 3.0 miles to Miller Road, and east 
4.5 miles to Gilmer Road. The total population within the 
trade area is 68,613. A detailed demographic profile to 
the trade area in included in Section Five – Appendix.  
 

 

Trade Area 1 mile 
radius

3 mile               
radius

5 mile 
radius

POPULATION
2013 68,613 5,895 32,234 75,648

2018 (Proj) 71,058 6,188 32,972 78,579
RACE & ETHNICITY %

White 78.9% 73.0% 82.1% 83.2%
Black 1.7% 70.0% 90.0% 1.0%

Hispanic 12.4% 23.4% 12.5% 10.1%
Asian 5.3% 1.7% 3.2% 4.3%
Other 1.6% 1.2% 1.4% 1.4%

HOUSEHOLDS
Totals 25,092 2,130 12,214 26,840

INCOME
Median HH. Income $86,609 $68,660 $80,595 $92,874

GROCERY DOLLARS
Grocery PCE $42.84 $42.42 $42.65 $43.92
Total Potential $2,939,272 $250,066 $11,374,780 $3,322,460
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The demographics of the trade area represent a middle 
income, suburban fringe or exurban trade area.  The 
population density of the trade for a suburban Chicago 
county is rather low at only 880 people per square mile.  
Generally most suburban Chicago trade areas have a 
population density above 1,500 people per square mile 
and at the inner suburbs surrounding the City of Chicago 
the density is usually above 4,000 people per square 
mile.  The median household income within the trade 
area is above the national average, but slightly below the 
average for Lake County.  Thus one would have to 
assume that the majority of the trade population is going 
to be rather price sensitive, thus a high-end or pricey 
organic grocery store probably wouldn’t fair to well at the 
proposed site.  The trade area does have noticeable 
Hispanic population but in total it only represents about 
8,000 residents and would not be a large enough 
population for a grocer to drastically change its 
merchandising strategy, nor would it be a large enough 
population to support a Hispanic oriented market. 
 
The study reviewed the retail markets surrounding 
Wauconda. The markets included Crystal Lake, 
McHenry, Round Lake Beach, Mundelein and Lake 
Zurich. An overview of the demographics of the 
surrounding markets is as follows: 
 
 
 
 
 

Market 
3 mile radius 

Population Households HH 
Income Age 

Wauconda 32,972 12,214 $80,595 36.3 
Crystal Lake 45,855 16,548 $79,151 37.8 
McHenry 32,392 12,288 $67,239 38.7 
Round Lake Beach 73,669 23,523 $75,767 34.8 
Mundelein 47,893 16,307 $99,283 38.8 
Lake Zurich 38,564 13,282 $116,458 41.7 
 
A detailed demographic profile of each of the surrounding 
markets in include in Section Five – Appendix along with 
a retail map of all anchor tenants including grocery and 
drug stores. 
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Competitive Environment 
 
At the present time there are currently twelve (12) 
grocery stores serving the Wauconda trade area and 
overall these 
twelve (12) stores 
capture 
approximately 82% 
of the available 
grocery dollars.  
The remaining 18% 
of grocery dollars 
(leakage) is either 
being retained by the population, traveling well beyond 
the trade area or being spent at secondary food outlets 
such restaurants, convenience stores, drugs stores, etc. 
One could argue that the trade area is somewhat 
underserved for grocery stores. Of the twelve (12) 
grocery stores that serve the trade area only four of the 
stores are within the boundaries of the trade area while 
the remaining eight are located a few miles beyond the 
trade area boundaries. A detailed review of each of the 
grocery stores is included in Section Five – Appendix.  
The largest concentration of stores serving the trade area 
are located in Lake Zurich which is about 1.5 miles 
beyond the southern boundary of the trade area, but 
based on customer origin data from one the stores in 
Lake Zurich that store draws 40% of its sales from within 
the trade area.  Granted the Lake Zurich community has 
the largest concentration of all types of retail 

establishments in the area which provides the community 
with additional draw, but it would also suggest that if 
additional retail were developed in the Wauconda 
community the population may not feel as much incentive 

to travel to Lake Zurich.  
Using the ratio of gross 
square feet of grocery 
space serving the trade 
area divided by the total 
population of the trade 
area yields a ratio of 6.5 
square feet of grocery 
space per person 

(444,130/68,613), but if one only took into account the 
four stores within the trade then that ratio would drop to 
2.2 (153,875/68,613).   In the event that a new grocery 
store took over the 72,385 square feet available at the 
site the ratio would only increase to 3.3. As a general rule 
a gross square foot to population ratio of less than 4.0 
square feet per person would be considered an 
underserved trade area.  4.0 to 8.0 square feet per 
person would be considered an adequate amount of 
competition and options for the consumer, while greater 
than 8.0 square feet person would suggest that a trade 
area is oversaturated and that eventually some stores will 
be forced to close due to a lack of sustainable business.  
Therefore the trade could support the addition of another 
grocery store at the proposed site and would still be at 
the low end of having an adequate amount of grocery 
space for the population.    
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Background of former Dominick’s store 
 
The former Dominick’s store has a rather dark history.  
The store originally opened in September of 1997 as 
Dominick’s Fresh Store and operated at the location until 
2004.  In terms of sales as a Dominick’s the best year the 
store ever had was when it first opened in 1997 and 
averaged $460,000 a week.  By the end of 1998 the store 
was only averaging $310,000 a week and although that 
was the same year Safeway acquired Dominick’s that 
deal didn’t close until November of 1998, so the Yucaipa 
management team was mostly responsible for the 
lackluster sales 
performance that 
year.  Further Bob 
Mariano, who now 
operates 
Mariano’s Fresh 
Market in Chicago 
was the CEO at 
the time and threw 
everything 
including the 
kitchen sink at that 
store to improve 
sales.  The store 
in terms of size, specialty departments and amenities 
was far better than the Jewel/Osco located on the other 
side of Route 12/59 but still never did better in terms of 

sales than the Jewel/Osco.  Once Safeway acquired 
Dominick’s and was never able to understand the 
Chicago area consumer sales consistently declined each 
year until the store was only averaging $215,000 a week 
in the last year of operation.  Since 2004 the store has 
remained dark and has received little to no interest from 
any type of perspective retail entity. 
 
The issues with the location and the past history of the 
site when it functioned as a grocery store suggest that in 
order to be successful any new retail establishment at the 
location will have to become a primary destination for the 
residents of the trade area.  The problem that Dominick’s 

had was that to the residents of the trade area it 
offered nothing more than Jewel/Osco or any other 
grocery store that was more convenient to access.  
Thus a new grocery store will have to offer significantly 
better prices, selection and other amenities so that the 
residents of the trade area are willing to forego the 
convenience issues and will want to shop the store.   
 
Estimated Grocery Sales 
 
The estimated sales were derived using a gravity 
model which projects the sales of a future store within 
a trade area based on a variety of factors.  In order to 
build the model a trade area needs to be defined. The 

population, PCW and total potential within the trade area 
are estimated and then, based on the current amount of 
sales being generated at the existing stores serving the 
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trade area the model can calculate how much of the total 
current sales within the trade area the new store will 
capture.  The estimated sales have taken into account 
the past history and other challenges associated with the 
site, but it should be noted that if none these factors were 
included the sales estimate would be considerably 
higher.  Basically the large size of the store and the fact 
that the trade area is somewhat underserved in the 
gravity model yields a sales estimate of $620,000 when 
no drawbacks to the location a simulated in the model.  
Assuming a similar response from the residents of the 
trade area regarding the issues associated with the site 
and the past history at the location the gravity model only 
yields an estimate of $496,000.  Granted the lower 
projection is still noticeably higher than the best year 
Dominick’s had at the location, but when taking into 
account 10 years of population growth and higher sales 
at the competition as compared to 10 years ago the 
number can easily be justified.   
 
The sales estimate has also assumed the addition of two 
new Jewel/Osco stores that will probably be opening 
within later this year.  The two stores are both former 
Dominick’s locations, the store at the NWC of Route 14 & 
Route 22 in Fox River Grove and the store at the NWC of 
Rand Rd and Route 22 in Lake Zurich.  The Fox River 
Grove store as a Dominick’s averaged throughout its 
tenure anywhere from $300,000 to $390,000 while the 
store in Lake Zurich averaged $560,000 in the early part 
of the 2000’s to a low of $400,000 at the end of 2012.  
The Fox River Grove attracted about 10% of its sales 

from within the trade area while the Lake Zurich store 
drew 40% of sales from the trade area.  The store in 
Lake Zurich is only 0.6 of mile from Jewel/Osco’s other 
store in the community.  According to a manager at that 
Jewel/Osco the company intends to operate both stores 
until the end of 2015 when the lease at the existing 
Jewel/Osco expires and then they will transfer the 
remaining business to the former Dominick’s store.  The 
effect of Jewel/Osco opening these two facilities is 
reflected in the base case of the sales projection.  It 
should also be noted that the Dominick’s in Fox Lake, 
located 7.8 miles north of Wauconda, and is available as 
a potential grocery store but little to no interest has been 
forthcoming with regard to that location.  
 
Market Sales Gap Analysis 
 
A gap, or leakage, analysis quantifies the demand for 
Retail and Food and Drink from households within a 
defined geography (household expenditure potential). 
That household demand is compared with estimates of 
retail sales taking place within the same area. Retailers 
often use the gap analysis as a starting point to gauge 
potential demand for additional stores or restaurants, 
although it is by no means a definitive measure of 
support for a particular retailer or project. 
 
Esri Business Analyst estimates that the Wauconda’s 
Trade Area population has the potential to generate 
almost $1.0 billion annually on retail goods. Esri’s 
estimate of retail sales in the Trade Area is $428 million, 
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suggesting that over $500 million is being spent outside 
the Trade Area.  
 
As shown on the accompanying table, the Wauconda 
Trade Area has some notable gaps: 
 
• In General Merchandise Stores, a category that 
includes discount department stores, warehouse clubs, 
and dollar stores, potential demand from households 
exceeds supply by $157 million. This leakage represents 
a great opportunity for Wauconda.  
 
• In Food Services & Drinking Places and Full-Service 
Restaurants, demand exceeds supply by $150 million.  
 
• In Grocery Stores, demand exceeds supply by $54 
million.  
 
• In Clothing & Clothing Accessories Stores, demand 
exceeds supply by $72 million.  
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Potential Retail Users 
 
Based on the findings of the Grocery Store Analysis and 
the Market Sales Gap Analysis, DKM has identified a 
number of larger retail uses that are active within the 
Chicagoland Market that could be potential target tenants 
for Wauconda Crossing. The types of retailers include the 
following use categories: 

• Grocery Stores 
• Arts & Crafts 
• Beverage 
• Books 
• Children’s 
• Discount Department Stores 
• Electronics 
• Furniture 
• Health Club 
• Home Improvement 
• Music 
• Pet Supplies 
• Resale 
• Sporting Goods 
• Theater 
• Tools 

A detailed list of the potential target tenants and their 
typical square footage requirements is included in 
Section Five – Appendix. The list is a starting point that 
would be further developed and explored in Phase II of 
this study. 
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Section Three: Site Evaluation  
 
Overview 

 
The site has several challenges as it relates to convenience and serving 
the trade area.  Route 12/59 functions as a divided highway through the 
Village of Wauconda with on/off ramps at Liberty Street and Barrington 
Road the two primary thoroughfares within the city.  The majority of the 
population lives east of Route 12/59 as well as Lake Wauconda is east of 
the roadway and attracts a substantial amount recreational use during the 
summer. The site is located west of Route 12/59 requiring most residents to 
travel through a series of  stoplights at the interchange of Route 12/59 and 
Liberty Street as well as travel past the Jewel/Osco which is situated just 
north of the interchange on the east side of Route 12/59.  Although it 
wouldn’t appear as that much of an inconvenience or barrier for people 
wanting to get to the site, based on the past history when Dominick’s was 

operating at the location it did prove rather frustrating that the residents of Wauconda avoided crossing under Route 
12/59.  The other issue is that the west side of Route 12/59 is the wrong side of the freeway for evening commuters.  The 
population that commutes home from Chicago or the northwest suburbs in the evening has to get off the roadway, make a 
left travel under the freeway and then make another left into the site, while the Jewel/Osco sits immediately off the 
northbound exit ramp and allows people quick access back onto the freeway once they leave.  Finally the site is set back 
a distance from Liberty Street so even people traveling along Route 12/59 have a hard time seeing the site until they have 
already past the location and by that time have few options to turn around and go back.   
 

Benefits: 
• Property Availability 
• Size of Property 
• Municipal Involvement 
• Economic Development Assistance Available 
• Outlot Availability 
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Challenges: 
• Visibility Issues 
• Site Access 
• Lease controlled by Safeway  
• Lack of Retail Synergy 
• Population Density 

 
Site Recommendations 
 
Based on our findings, DKM would recommend the following site improvements as part of the overall redevelopment of 
Wauconda Crossings: 
 
1) Consideration to assembling some of the adjacent land to allow for a larger retail development. 
2) Provide for an entrance ramp from Wauconda Crossing to Route 12/59. 
3) Provide for additional outlots along Route 176 and Route 12/59. 
4) Installation of a taller pylon sign adjacent to Route 12/59. 
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Section Four – Next Steps  
Next Steps – Implementation Strategy 
 
Based on the findings from the Retail Demand & Market Analysis Study, DKM would recommend that the Village consider 
moving forward with the next step on redeveloping Wauconda Crossings. The findings concluded that the market can 
support an additional grocer with sales of approximately $500,000 per week. The 
proposed impact to the existing Jewel/Osco would be approximately $52,000 per 
week or 8.1%. The Market Sales Gap Analysis determined that over $500 million is 
being spent outside of the Wauconda Trade Area and that almost every retail 
category had unmet demand. Wauconda Crossings with the right mix of retail 
tenants and allowing for the site recommendations could be significant retail 
shopping center.  
 
The next steps in the redevelopment of Wauconda Crossings could include:  
1. Discussions about Wauconda’s ongoing role in the redevelopment of 

Wauconda Crossings including the use of TIF and other economic development 
tools. 

2. Discussions with Inland Real Estate Commercial regarding their continued 
involvement and potential sale of Wauconda Crossings. 

3. Discussions with the adjacent property owners to determine their interest in relocating or sale of their property. 
4. Meetings with IDOT to determine the viability of allowing the entrance ramp from Wauconda Crossings to Route 

12/59. 
5. Working with the property owner assist in the discussions and negotiations with Inland on the termination of the 

existing Dominick’s lease. 
6. Aggressively market the property to the Target Tenant List to determine the retailer’s interest. 

 
DKM is prepared and excited about the possibility of executing on our findings and looks forward to talking further with the 
Village of Wauconda about the next steps for Wauconda Crossings. 
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Section Five – Appendix  
 

 
 Demographic Profile – Retailer Map 

• Wauconda 
• Crystal Lake 
• McHenry 
• Round Lake Beach 
• Mundelein 
• Lake Zurich 

  Grocery Store Overview  
 Source of Sales 
 Source of Sales Map 
 Proposed Target Tenants 
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Retail Map 
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Grocery Store Analysis 
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Grocery Store Analysis 
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Proposed Target Tenants 
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Proposed Target Tenants 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 


