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I.

SUMMARY AND CONCLUSIONS

A.

Introduction

Valerie S. Kretchmer Associates, Inc. (VSKA) was retained to prepare a market assessment for
the Main Street TOD Study Area as part of a TOD plan for the area. Additional information on
the Study Area is included in the Existing Conditions report and in other documents on land use,
physical conditions, transit, vehicular, bicycle and pedestrian issues. The reader is referred to
these documents for background material on the Study Area.

B.

Conclusions

The Study Area is well located with regard to public transportation (CTA el, bus and Metra rail),
a mix of housing types, proximity to good schools and parks, and a variety of quality stores and
services. The retail district along Main Street and Chicago Avenue has an eclectic group of
businesses including many independently owned stores and restaurants that serve both a local,
and in some cases, regional clientele. Many have operated in the Study Area for decades.
The primary development parcel in the Study Area is at the southeast corner of Main Street and
Chicago Avenue. Originally planned as a condominium building with ground floor retail space,
the site has been empty since the recession made it impossible to pre-sell condominiums, a
condition for financing.
The rental market has seen a considerable amount of activity in Evanston as in other locations in
the Chicago metro area. Amli Evanston’s luxury rental building opened in April 2013 with 214
units at the south end of the Study Area on Chicago Avenue between Kedzie and Keeney Streets,
and the apartments have been leasing well. One other new rental building in Downtown
Evanston at 1717 Ridge Avenue has also leased a large number of its 175 units since it opened
earlier this year. Prices at the two buildings are comparable and are higher than at any of the
other Class A rental buildings in the city.
The southeast corner of Main and Chicago is most suitable for a mixed-use residential building
with ground floor retail space that could include convenience-oriented stores, services, bank and
restaurants catering to the large residential population and transit riders using the Main Street
CTA and Metra stations. The most recent plan under review includes ground floor retail space,
second floor office space and building amenities, and approximately 100 rental apartments, most
of which will have two bedrooms. This will be easier to finance than a condominium building in
the current lending environment. Assuming the building is attractive with reasonably sized units,
it should be readily marketable.
This site had been targeted for office and ground floor retail space to serve technology
companies. However, an experienced developer had been marketing the site for several years,
but was unable to attract an anchor tenant.
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Office brokers consider Evanston a niche market that is attractive to tenants who want to be close
to Northwestern University, the city’s two hospitals, and whose executives live along the North
Shore and don’t want long commutes. Firms that want easy highway access and visibility, or a
corporate campus environment do not consider Evanston. The Northwestern University –
Evanston Research Park has been unable to attract major new tenants for its buildings despite its
desirable location at the north edge of Downtown and its proximity to the university. Given
Evanston’s 15% office vacancy rate, without an anchor tenant, a building with only office and
ground floor retail space will be difficult to finance.
However, the accessibility by public transit is a positive factor for the Study Area and the city
overall. This will become more significant as companies need to attract highly educated, younger
employees living in Chicago who don’t want to commute by car to more distant suburbs. A
limited amount of office space as a secondary use as currently proposed should be marketable at
the vacant site at Main Street and Chicago Avenue.
The market for condominiums has improved considerably in the past year. While condominium
prices are still depressed compared to pre-recession prices, sales activity has increased in the past
year. The number of foreclosed units is down and prices are increasing, though they still have
not reached pre-recession levels. Realtors report that the market should be able to support new
condominiums in the next year or two and that the Study Area would be a desirable location for a
new condominium building.
Over time, there is likely to be an opportunity to redevelop blocks at the north end of the Study
Area for higher intensity mixed-use projects, most likely retail/service on the ground floor with
residential use above. Autobarn which occupies the block north of Lee Street on Chicago
Avenue has plans to move some its operations further west in Evanston to a site off of Howard
Street and Hartrey Avenue. This block is currently a dead zone for pedestrians. However, with
the recent opening of Trader Joe’s on Chicago Avenue (three blocks north of Main Street near
Whole Foods and Jewel), there is likely to be increased pedestrian traffic north of Main Street.
This could open up development opportunities for the blocks between Main Street and Dempster
Street in the future.
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II.

SOUTH EVANSTON AND EVANSTON DEMOGRAPHICS

The Existing Conditions Report has information on the Study Area’s demographics including
population, employment, and commuting patterns. This chapter provides some additional
demographic information for the City of Evanston in comparison to zip code 60202, which is
considered to be the market area for retailers in the Main Street/Chicago Avenue business
district. This zip code includes the Study Area and extends from the southern city limits at
Howard Street as far north as Dempster Street, from Lake Michigan to the city’s western border
at the North Branch Channel. The boundaries of this market area and the Study Area are shown
on the map on the following page. For purposes of this assessment, the market area, South
Evanston and zip code 60202 are used interchangeably.
The Study Area is much smaller geographically and only covers the area closest to the Main
Street transit stations. The market area is that from which 60-70% of retail customers will come.
Those using the Main Street el and Metra stations live primarily in South Evanston. Those who
live north of Dempster Street are more likely to use the Davis Street Metra station than the Main
Street station.

A.

Population and Household Trends

The table below shows the demographic characteristics of the market area (South Evanston zip
code) compared to the City of Evanston overall. South Evanston has an estimated population of
31,600 in 13,700 households. The population and household counts are estimated to have grown
slightly (0.9% and 1.3% respectively) since 2010. The growth is similar to that of the city over
the past few years. The city has an estimated 75,200 people in 30,500 households as of 2013.
South Evanston has smaller households on average than the city (2.30 vs. 2.47 persons). Its
population is slightly older with a median age of 37.7 years compared to 34.4 years in the city.
The zip code has a lower share of its population in the 15-24 year old cohort than the city (10.4%
vs. 19.7%), due to the fact that most Northwestern University students live in North Evanston.
The student population at and near the university brings down the city’s median age. However,
South Evanston has a larger share of households ages 25-44 (32.6% vs. 27.7%), including
younger singles and couples out of college. Seniors represent a smaller share in South Evanston
than in the city (10.9% vs. 12.5%), due to the presence of several senior living facilities
Downtown and in North Evanston.

B.

Household Income

The median household income in South Evanston and the city overall is quite similar at $68,000,
though the income distribution is somewhat different. Zip code 60202 has a higher share in the
$35,000-99,999 range (44% vs. 39%), and lower shares of those under $35,000 (24% vs. 27%)
and over $100,000 (33% vs. 35%).
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ZIP CODE 60202 AND CITY OF EVANSTON
POPULATION CHARACTERISTICS

Zip Code 60202
Number
Percent
Population
2000 Census
2010 Census
Change, 2000-2010
2013 Estimated
Change, 2010-2013
2018 Projected
Change, 2013-2018

32,208
31,361
-847
31,642
281
31,655
13

Households
2000 Census
2010 Census
Change, 2000-2010
2013 Estimated
Change, 2010-2013
2018 Projected
Change, 2013-2018

13,703
13,558
-145
13,730
172
13,872
142

Average Household Size, 2013

-2.6%
0.9%
0.0%

-1.1%
1.3%
1.0%

2.30

Population by Age, 2013
Under 5
5-14
15-24
25-44
45-54
55-64
65+

2,078
3,763
3,279
10,301
4,758
4,010
3,453

Median Age, 2013 (years)

37.7

Evanston
Number
Percent

74,242
74,486
244
75,210
724
75,849
639

29,652
30,047
395
30,475
428
31,138
663

0.3%
1.0%
0.8%

1.3%
1.4%
2.2%

2.47

6.6%
11.9%
10.4%
32.6%
15.0%
12.7%
10.9%

4,127
7,976
14,811
20,829
9,492
8,579
9,396
34.4

Note: Numbers may not sum to given totals due to rounding.
Source: Demographics Now
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5.5%
10.6%
19.7%
27.7%
12.6%
11.4%
12.5%

2013 INCOME CHARACTERISTICS
ZIP CODE 60202 AND CITY OF EVANSTON

Zip Code 60202
Number
Percent
2013 Households

13,730

Under $15,000
$15,000-24,999
$25,000-34,999
$35,000-49,999
$50,000-74,999
$75,000-99,999
$100,000+

1,006
972
1,248
1,603
2,595
1,803
4,503

Median Household Income

$67,952

Evanston
Number
Percent
30,475

7.3%
7.1%
9.1%
11.7%
18.9%
13.1%
32.8%

3,516
2,156
2,425
3,372
4,805
3,552
10,649

11.5%
7.1%
8.0%
11.1%
15.8%
11.7%
34.9%

$68,305

Source: Demographics Now

C.

Housing Tenure

As of the 2010 Census, South Evanston had a slightly higher share of owner-occupied housing
than the city overall (56% vs. 55%). The overall vacancy rate at the time of the Census was
slightly lower in South Evanston at 9.1% compared to 9.4% citywide as shown in the table
below.
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2010 HOUSING CHARACTERISTICS

Zip Code 60202
Number

Evanston

Percent

Number

Percent

9.1%

33,181
3,134

9.4%

55.3%
44.7%

Housing Occupancy/Vacancy
Total housing units

14,913

Vacant units

1,355

Housing Tenure
Occupied housing units

13,558

Owner-occupied units

7,605

56.1%

30,047
16,616

Renter-occupied units

5,953

43.9%

13,431

Source: U.S. Census, 2010
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III.

RESIDENTIAL MARKET

A.

For-Sale Market

According to knowledgeable Evanston Realtors, the condominium market has bottomed out. In
2013 as of July, the number of condominium sales increased to 284 from 269 last year during the
same period. The average marketing time decreased from 194 to 145 days and the average sales
price increased by 14.3% to $247,900. In addition, the unsold inventory of condos has dropped
from over 500 several years ago to only 162 as of September 2013.
The market for single-family homes has also improved with the average sales price up 3.1% this
year to $532,500. The average number of days on the market is now only 59 days, half of what
it had been a year earlier. The number of foreclosed properties is down, interest rates remain at
historically low levels, and property owners are deciding to put their condos and homes on the
market after holding back when prices were so depressed.
The table below shows the sales in the larger and newer condominium buildings in South
Evanston in and near the Study Area, as well as in Downtown Evanston in 2013. The
Downtown buildings are the primary competition for newer buildings in the Study Area, though
they tend to be much larger and have more amenities than those in the Main Street area. South
Evanston is in zip code 60202, while the Downtown buildings are in 60201. The median price
for all 147 condos that sold this year in zip code 60202 was $149,900 and ranged from a low of
only $30,000 up to $530,000. The lowest sales are south of the Study Area in the area just north
of Howard Street near Clyde and Callan Avenues, an area that had a high rate of foreclosures.
The relatively new buildings in the Study Area at 900 Chicago Avenue and 515 Main Street, as
well as 1210 Chicago Avenue, a few blocks north of the Study Area at Dempster Street, had
sales ranging from $120,000-530,000.
In comparison, the major Class A Downtown condo buildings had sales prices ranging from
$165,000-$975,000 in 2013. Many of the sales were in the 1570 Elmwood building which
opened at the beginning of the recession and for years had many unsold units. Prices were
lowered considerably, resulting in sales of 21 units this year to date.
There are no new condominium buildings under construction or planned at this time. However,
land prices are now more affordable than they were five years ago. As the Class A inventory of
condos on the market continues to decrease, it is expected that developers will be interested in
building again. Some buildings could start as rentals, but be of condominium quality so that they
could be converted when the time is right.
Several Realtors contacted for this assessment indicated that by 2015 there will be demand for
new condominiums. The southeast corner of Main Street and Chicago Avenue is a desirable
location for a building with under 100 units. The price points should be slightly lower than in
Downtown Evanston and units need to be of a high quality. Prices would probably start in the

8

low to mid-$300,000 range for large one and two bedroom units, some of which could have
dens, offices or family rooms.

SOUTH EVANSTON AND SELECTED NEWER DOWNTOWN
CONDOMINIUM SALES - 2013

Building

# of Sales

Median Price

Price Range

South Evanston
900 Chicago Ave
515 Main Street
1210-36 Chicago Ave

2
3
6

$421,000
269,000
167,500

$312,000-530,000
207,000-307,000
120,000-240,000

Downtown Evanston
807 Davis Street
1570 Elmwood Ave
1720 Maple Ave
1640 Maple Ave
800 Elgin Road
1415-21 Sherman Ave

13
21
13
6
6
5

460,000
384,000
290,000
287,500
291,500
243,000

168,500-584,000
230,000-975,000
205,000-545,000
200,000-800,000
210,000-375,000
165,000-490,000

60602 All Condo Sales

147

$149,900

$30,000-530,000

Source: Realtor.com and Valerie S. Kretchmer Associates, Inc.

A map showing the locations of these buildings and the Class A rental buildings is on the
following page.

B.

Rental Market

The rental market in Evanston has been robust over the past year. The Study Area has a large
number of older rental buildings at varying price points. Buildings range from “vintage” walkup courtyard buildings, to 1960s and 1970s elevator buildings, as well as smaller and older 3and 6-flats. As such, there is a wide range in rents depending on the level of renovation and
amenities in the building and individual apartments. There are few studios and three bedroom
apartments for rent at this time. Current listings for available apartments in and near the Study
Area in Southeast Evanston are shown below.
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ASKING RENTS IN OLDER BUILDINGS IN SOUTHEAST EVANSTON

Unit Size

Asking Rent Range

Studio
1 Bedroom
2 Bedroom
3 Bedroom

$760-1,300
$825-1,600
$950-1,750
$1,725-1,895

Source: Craigslist, Forrent.com, Apartments.com,
Chicagoapartmentfinders.com

Several new rental buildings have opened in 2013, including Amli Evanston in the Study Area
and 1717 Ridge on the western edge of Downtown Evanston. VSKA also looked at rents and
occupancy at the other Class A apartment buildings in Downtown Evanston for comparison
purposes. The Premier 415 building located across the street from the Howard Street CTA Red
Line station is considered to be in a less desirable location than the other buildings included in
the table below. It is more competitive with buildings in Rogers Park than with those in the
Study Area or Downtown Evanston. The table on the following pages shows information on the
most competitive apartment buildings.
Owners of older rental buildings in South Evanston noted that Amli’s wide ranging advertising
has attracted more potential renters to the area, thereby increasing traffic at their buildings as
well. Renters unable to afford new construction prices but who like the neighborhood are
checking out older, but more affordable apartments.
The three Downtown apartment buildings open for some time (Evanston Place, The Park
Evanston and The Reserve at Evanston) have high occupancy rates (95%+). The two new
buildings, Amli Evanston and 1717 Ridge, are leasing well since opening earlier this year. They
are the newest properties built as rentals since 2004 and are tapping into the pent-up demand and
general interest in rentals by higher income households.
Another rental building started construction recently at the north edge of Downtown. Carroll
Properties and Fifield Development are building a 356-unit apartment building and 14
townhouses at Oak and Emerson Streets. Slated to be completed in 2015, the building is
designed with a majority of studio and one bedroom units. It will have extensive building
amenities and will be more competitive with 1717 Ridge than with the Main Street area given its
location.
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193

The Reserve at Evanston
1930 Ridge Avenue

283

The Park Evanston
1630 Chicago Avenue

189

214
5
124
44
12
19

Amli Evanston
737 Chicago Avenue

Evanston Place
1715 Chicago Avenue

# of
Units

Name and Address

Studio
1/1
2/1
2/2
3/2

Studio
1/1-1.5
2/2
3/2

Studio
1/1
1/1 + den
2/2
3/2

Studio
1/1
2/2
3/2
Live/Work

$1,319-1,344
1,274-1,564
1,794
1,894-2,155
3,443-3,939

$1,629-2,074
1,719-2,739
3,109-4,149
4,569

$1,356-1,639
1,413-2,151
2,032-2,723
2,240-3,277
3,604-3,880

$1,580+
1,559-2,180+
2,330-3,415+
3,475-3,710+
1,700-2,500

Net Rental Range
Unit Type
$
(Bed/Bath)

550-640
575-780
870-890
1,015-1,110
1,205-1,445

567
657-958
966-1,221
1,968

527-540
600-800
1,017-1,094
1,090-1,315
1,434-1,574

500
632-1,053
1,064-1,460
1,462-1,557
924-1,850

Square
Footage

EVANS TON CLAS S A APARTMENT BUILDINGS

Just north of Downtown Evanston. Units have stove, refrigerator,
full size washer/dryer, dishwasher, microwave, disposal, 9' ceilings,
breakfast bar, lighting, wood cabinetry, free high speed Internet.
Some units have balcony or patio. Bldg. has garage, bike storage,
fitness center, outdoor pool with sundeck and grills, storage lockers.
Some discounts to employers inc. Northwestern, local schools and
hospitals. Opened in 2004.

Downtown Evanston. Units have wood floors, stove, refrigerator,
microwave, dishwasher, double sink vanity in bathroom, and extra
storage. Bldg. has garage, fitness center, laundry rooms on each floor,
pool, clubhouse, BBQ area, free wi-fi, free coffee, free use of bldg.
office for printing, photocopying and faxing. Oldest of Class A
Downtown bldgs. Built in 1990.

Downtown Evanston. Units have wood floors, stove, refrigerator,
microwave, dishwasher. Some units have stackable washer/dryer.
Bldg. has doorman, garage, party room, laundry room, bike storage,
rooftop pool and deck, fitness center, business center with conference
room. Whole Foods and other retailers adjacent to or in ground floor
of bldg. Opened in 1997.

New construction near M ain Street CTA & M etra stations. High
level of amenities inc. fitness center, exercise studio, business center,
lounge, rooftop terrace with grills and fire pit, bike storage, dog run,
electric car charging stations, LEED-certified, garage. Units have
stove, refrigerator, dishwasher, washer/dryer, granite counters, wood
cabinets, wood-style flooring and carpet. Some floor plans have
terraces, balconies, built-in tech space. 7,900 SF of ground floor retail
space in north half of bldg. Live/work units include ground floor and
2nd floor loft. These are the south half of the ground floor space.
Opened April 2013.

Comments

Aug.-S ept. 2013
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Source: Valerie S. Kretchmer Associates, Inc.

1717 Ridge
1717 Ridge Avenue

49

The Grand Bend
1228 Emerson Street

175

(includes
condos that
were sold)

# of
Units

Name and Address

Studio
1/1
1/1 + den
2/2
3/2

1/1 and 1/1 + den
2/2
3/2 or 2/2 + den

$1,745-1,845
1,815-2,230
2,085-2,350
2,395-3,090
3,390-3,795

$1,500+
2,350+
2,950+

Net Rental Range
Unit Type
$
(Bed/Bath)

514-575
714-917
771-997
1,050-1,261
1,283-1,411

830-1,451
1,410-1,620
1,792-2,055

Square
Footage

EVANS TON CLAS S A APARTMENT BUILDINGS

New construction at edge of Downtown Evanston. Units have stove,
refrigerator, dishwasher, disposal, microwave, granite counters,
washer/dryer, hardwood floors, carpet, patio or balcony, walk-in
closets, wireless internet, fireplace, extra storage. Bldg. has club room
with billiards and theater, garage, cyber cafe, fitness center, pool and
spa.

Condominium development north of Downtown that is now renting
units not sold. Units have balconies or terrace, 9' ceilings, stove,
refrigerator, microwave, dishwasher, wood cabinets, washer/dryer,
granite counters, carpet. Bldg. has indoor parking and storage. Rent
includes heat and gas. Opened in 2007.

Comments

Aug.-S ept. 2013

There is some concern that the upper end of the Evanston rental market will be saturated with the
above described rental buildings and another 80-unit building close to completion in North
Evanston on Central Street. However, the proposed building at Main and Chicago with
approximately 100 apartments won’t be ready for occupancy until 2015 at the earliest. It will
have a much higher proportion of two bedroom units than the Oak and Emerson building and is
expected to attract more couples and families. As such, VSKA concludes that there is likely to
be demand for a new, quality rental building in the Study Area within the next two years.
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IV.

OFFICE MARKET

A.

Office Market Trends in the Chicago Suburbs and North Suburbs

Evanston is part of the North Suburban sub-market as defined by commercial real estate
brokerage firms. The Chicago metro area suburban office market is still considered to be soft by
CB Richard Ellis, though the market “continued to make strides towards stabilization” according
to a recent report. Vacancy rates are still high throughout the region, though some sub-markets
have experienced several quarters of positive absorption of office space. Rents are still well
below the pre-recession rates and do not support new construction, except in a few select
locations where tenants have already committed to anchor new buildings. The table on the
following page shows the overall suburban office market trends.
As of the second quarter of 2013, 20.4% of all suburban office space was vacant. Class A space
is faring better (15.9% vacant) than Class B and C space, and rates have declined since 2010’s
peak of 23.3%. Average asking rents are still below those of 2009, though they have increased
slightly in the past two years. When the market is soft and rents are dropping, it becomes
advantageous for firms to move up to better space since they can lock in very affordable rents at
Class A buildings.
According to CB Richard Ellis, “The decreases in vacancy rates provided renewed hope for the
market, but there is a long way to go as many sub-markets remain above 20% in direct vacancy.”
Better job growth is needed before the office market can recover.
The Northwest and East-West Tollway sub-markets have seen the most leasing activity this year.
The North Suburbs have almost 24 million square feet of office space with a second quarter 2013
vacancy rate of 19.4%, one point lower than the total for the suburbs overall. However,
absorption has been negative in 2013 to date, though 2012 was a turnaround year for overall
absorption. After more than three years of increasing vacancy rates, the market improved and
absorbed over 200,000 square feet of space in 2012.
The North Suburbs are similar to the overall suburban market relative to vacancy rates by
building class, as Class A space has a lower vacancy rate (15.7%) than Class B and C buildings
(21.5% and 21.8% respectively). The graphs below show the North Suburban vacancy and
absorption trends from 2009 through the second quarter of 2013.

15

SUBURBAN CHICAGO OFFICE MARKET TRENDS
2009-2013

YearEnd*

Rentable Building Area
(SF)

Vacancy
Rate

Net
Absorption

Gross Asking
Lease Rates PSF

2009
Class A
Class B
Class C

106,814,492
42,894,167
41,026,901
22,893,424

22.8%
20.8%
23.1%
26.1%

-2,639,468
-852,813
-1,312,531
-474,124

$21.72
$25.94
$20.80
$17.14

Class A
Class B
Class C

107,295,341
43,475,239
41,026,901
22,792,502

23.3%
20.8%
23.9%
27.1%

-904,124
-57,377
-571,221
-275,526

$21.14
$25.22
$20.48
$16.50

Class A
Class B
Class C

109,265,239
44,459,173
39,680,479
25,125,587

22.9%
19.4%
24.1%
27.0%

-342,709
13,940
-84,686
-271,963

$20.91
$25.05
$20.42
$16.35

Class A
Class B
Class C

110,671,274
45,182,874
40,143,836
25,344,564

21.8%
18.4%
22.6%
26.7%

965,278
556,801
363,395
45,082

$20.79
$24.85
$20.31
$16.51

2013
2nd Qtr. Class A
Class B
Class C

110,226,089
42,043,901
43,462,090
24,720,098

20.4%
15.9%
22.1%
25.1%

583,770
162,076
274,323
147,371

$20.99
$25.14
$20.59
$16.29

2010

2011

2012

* Data are from Fourth Quarter unless specified.
Source: CB Richard Ellis
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North Suburban Office Space Absorption
2009‐ Q2 2013
300,000

211,826

200,000

Square Feet

100,000
0
‐100,000
‐131,427

‐200,000
‐225,487

‐300,000
‐400,000

‐345,372

‐500,000
‐600,000

‐522,736
2009

2010

2011

Source: CB Richard Ellis.
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2012

2013 YTD

Net Absorption

OFFICE MARKET TRENDS IN THE NORTH SUBURBS
2009-2013

YearEnd*

Rentable Building Area
(SF)

Vacancy
Rate

Annual Net
Absorption

Gross Asking
Lease Rates PSF

Class A
Class B
Class C

22,485,204
8,203,672
9,643,431
4,638,101

19.8%
18.4%
20.0%
21.5%

-522,736
-142,104
-208,419
-172,213

$22.80
$27.70
$21.80
$19.09

Class A
Class B
Class C

22,645,204
8,363,672
9,643,431
4,638,101

20.4%
17.8%
20.6%
24.7%

-345,372
-19,105
-185,861
-140,406

$22.38
$27.21
$22.28
$18.74

Class A
Class B
Class C

22,645,204
8,363,672
9,643,431
4,638,101

21.1%
16.5%
22.8%
25.9%

-225,487
55,712
-229,612
-51,597

$22.58
$26.76
$22.14
$18.53

Class A
Class B
Class C

23,753,024
9,059,083
10,055,840
4,638,101

19.3%
15.0%
20.9%
24.1%

211,826
68,818
88,078
54,930

$22.65
$26.24
$22.41
$18.63

2013
2nd Qtr. Class A
Class B
Class C

23,887,623
8,896,344
10,419,178
4,572,101

19.4%
15.7%
21.5%
21.8%

-131,427
-86,646
101,394
56,613

$23.45
$27.20
$22.96
$19.00

2009

2010

2011

2012

* Data are from Fourth Quarter unless specified.
Source: CB Richard Ellis
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B.

Evanston Office Market

VSKA analyzed data from FARA Commercial Brokerage, an Evanston-based real estate firm, on
the Evanston market as summarized below. Evanston competes with buildings in Skokie,
therefore we looked at both communities. Evanston has 2.6 million square feet of rentable space
in multi-tenant buildings, of which 15.4% was vacant as of August 2013. The Class A vacancy
rate was 13.2%, well below that of Class B and C space (22.6% and 17.3% respectively).
Skokie’s inventory is considerably larger at almost 4 million square feet, but with a higher 19.5%
overall vacancy rate. Only 8.0% of Class A space is vacant, but almost one quarter of the Class
B and C space is vacant.
Since 2010, Evanston’s total vacancy rate ranged from a low of 13.0% at the end of 2010 to the
current high of 15.4%. Skokie’s vacancy rate has been consistently higher ranging from 23.6%
in 2010 to the current low of 19.5% as shown in the graph below.

Source: FARA Commercial Brokerage
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EVANSTON AND SKOKIE OFFICE MARKET
August 2013

Building
Class

# of
Buildings

Rentable
Direct
Total
Vacancy
Area (SF) Vacant (SF) Vacant (SF) Rate

Evanston
Total

57

2,601,939

39,598

401,258

15.4%

Class A
Class B
Class C
Unclassified

8
21
14
14

1,408,915
447,738
363,801
381,485

180,061
99,410
62,921
51,206

186,061
101,070
62,921
51,206

13.2%
22.6%
17.3%
13.4%

Skokie
Total

75

3,967,747

767,599

772,132

19.5%

6

1,375,967
1,939,729
364,041
288,010

109,689

109,689
481,905
28,297
93,241

8.0%
24.8%
24.0%
32.4%

Class A
Class B
Class C
Unclassified

29
22
18

477,988

87,297
92,625

Source: FARA Commercial Brokerage.

As of August 2013, the five Evanston buildings with the largest amount of vacant space are all
located Downtown. Of these, 1007 Church Street, 500 Davis Street, 1603 Orrington Avenue and
1560 Sherman Avenue are Class A buildings. 960-990 Grove is a Class B building. Prospective
tenants are reportedly looking at space that would reduce the vacancy rates shown below.
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VACANT SPACE IN SELECTED EVANSTON OFFICE BUILDINGS
August 2013

Building

Square Feet Vacant

Vacancy Rate

73,760
44,361
27,528
26,119
23,378

48.1%
35.0%
9.0%
56.7%
6.3%

1007 Church Street
500 Davis Street
1603 Orrington Avenue
960-990 Grove Street
1560 Sherman Avenue
Source: FARA Commercial Brokerage

South Evanston is not an established office location and there is very little office space other than
storefronts and the upper levels of smaller retail buildings. Amli Evanston has 17 live/work
spaces in its south building along Chicago Avenue. As of the date of this assessment, none of it
has been leased.
Given the current vacancy rates in Evanston and the available space in Downtown Class A
buildings, office brokers do not consider the market ready for a new office building in
Downtown Evanston or on Main Street. The difficulty the owner of the southeast corner of Main
and Chicago had in securing an anchor tenant is indicative of the lack of demand at this time for
a new office building in the Study Area.
A small amount of office and service space on the ground and second floors of a primarily
residential building will be more marketable. There is evidence of these uses along Chicago
Avenue where insurance and other service businesses occupy ground floor space. The current
plan for the southeast corner of Main and Chicago includes one floor with approximately 12,000
square feet of office space. This should be marketable to smaller companies, some of which may
be tech firms.
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V.

RETAIL MARKET

A.

Retail Inventory

The Existing Conditions Report identified over 120 businesses and organizations located within
the Study Area. Of these, 8 are institutional including churches, government buildings and
schools. Most of the others are retailers and restaurants, with some offices and service
businesses primarily along Chicago Avenue. There is very little vacant space on Main Street
with only two storefronts west of the railroad tracks currently vacant. Chicago Avenue has more
vacancies including several ground floor spaces not yet leased in the Amli Evanston building.
Some space north of Main Street on Chicago Avenue is vacant and has been for many years.
Most of the Study Area businesses are independently owned and have been on Main Street and
Chicago Avenue for many years. They have a loyal local following, and some draw customers
from a much larger geographic area than South Evanston. These businesses serve nearby
residents, contribute to the vibrancy of the area and enhance the city’s tax base. While there is
always going to be some turnover, spaces in good physical condition and priced fairly will lease.
Newer businesses this year include a toy store, boutique and fitness companies.
Brokers report that it is not that difficult to rent stores in the Study Area, though not all space is
in good condition. Some stores on Main Street are narrow and deep, not a desirable
configuration for today’s retailers.
CB Richard Ellis reports that as of the second quarter of 2013, the retail vacancy rate in the north
suburbs was only 6.8%, down from a high of 9.5% in 2010. This compares favorably to the total
suburban Chicago area where the vacancy rate stood at 9.1%. However, net absorption was
down in the suburbs overall as well as in the north suburbs. Asking rents in the north suburbs
remain high averaging $19.37-21.82 on a triple net or NNN basis. The pro-rata charges to a
tenant for common area maintenance, real estate taxes and insurance (known as pass-throughs)
can add more than $10 per square foot to the base rent in Evanston. Other suburbs with lower
property taxes have lower pass-through expenses, making them more affordable. The table that
follows shows the retail real estate trends in the north suburbs and the Chicago suburbs overall.
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NORTH SUBURBS & TOTAL SUBURBAN CHICAGO RETAIL MARKET
2009-2013

Location

YearEnd

Gross Building Area
(SF)

Vacancy
Rate

Net
Absorption

Avg. Asking
Lease Range/SF

North Suburbs

2009
2010*
2011
2012
2013**

9,908,367
9,658,367
9,658,367
9,830,624
9,438,018

8.7%
9.5%
7.3%
6.8%
6.8%

39,633
-305,517
212,484
208,835
-365,909

$14.85-$18.40
$16.07-$20.41
$14.70-$20.68
$19.34-$25.61
$19.37-$21.82

Total Suburbs

2009
2010*
2011
2012
2013**

114,288,873
113,334,841
113,792,157
113,479,510
111,410,159

13.3%
11.8%
9.7%
9.0%
9.1%

-826,858
-215,932
2,778,877
577,726
-1,996,680

$16.41-$20.36
$12.78-$20.41
$11.44-$21.62
$11.96-$25.61
$12.22-$21.82

Note: Data from Fourth Quarter unless otherwise noted
*
2010 data from Third Quarter, Fourth Quarter not available
** 2013 data from Second Quarter, most recent available
Source: CB Richard Ellis; Valerie S. Kretchmer Associates, Inc.

B.

Retail Sales

The table below shows the retail sales by store category for the City of Evanston based on data from
the Illinois Department of Revenue over the past three years. Since 2010, total consumer retail sales
(excluding agriculture and manufacturers) increased by 5.8% for a total of $861.3 million in 2012.
The highest sales volumes by far are in food and general merchandise stores, followed by drugs and
miscellaneous retail, and eating and drinking places. All retail categories with the exception of
apparel and furniture, household and radio registered sales increases during this period. The recession
took a toll on sales in the furniture, household and radio category everywhere. The demand for
furniture and home furnishings declines when households are less likely to move, as happened during
the recession. Total consumer retail sales averaged $28,264 per Evanston household in 2012, up 1.4%
since 2010.
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Sales are not broken out for the market area or the Study Area. There are no large stores in the
Study Area. The largest big box retailers in the city are on the southwest side on Howard,
Oakton and Main Streets. These include Target, Home Depot, Sam’s Club, Food 4 Less, Jewel
and Best Buy. Jewel and Whole Foods have stores a few blocks north of Main Street on Chicago
Avenue and are the largest retailers proximate to the Study Area. Autobarn, a large car dealer on
Chicago Avenue north of Lee Street, generates significant sales and sales taxes for the city.
Evanston boasts that it is the dining capital of the North Shore and the sales figures confirm this,
as eating and drinking establishments generated $129.5 million in sales in 2012, up 4.7% since
2010.

EVANSTON RETAIL SALES TRENDS 2010-2012

Retail Category

General Merchandise
Food
Drinking and Eating Places
Apparel
Furniture. Household & Radio
Lumber, Building, Hardware
Automotive & Filling Stations
Drugs & Miscellaneous Retail
Agriculture & All Others
Manufacturers
Total Retail Sales
Total Consumer Retail Sales*
Total Evanston Households**
Total Consumer Retail
Sales/Household

2010‐2012 Change
#
%

2010

2011

2012

$132,421,835
203,435,550
123,724,281
25,991,843
39,439,167
53,673,397
105,872,916
129,620,208
57,724,420
9,829,465

$124,445,274
208,327,580
123,959,207
42,088,279
33,491,486
54,976,619
110,439,031
140,323,435
44,329,314
11,354,966

$146,123,955
216,619,229
129,522,660
23,564,099
31,349,071
57,485,923
112,156,508
144,517,848
29,710,292
11,592,897

$13,702,120
$13,183,679
$5,798,379
($2,427,744)
($8,090,096)
$3,812,526
$6,283,592
$14,897,640
($28,014,128)
$1,763,432

10.3%
6.5%
4.7%
‐9.3%
‐20.5%
7.1%
5.9%
11.5%
‐48.5%
17.9%

$881,733,082
$814,179,197

$893,735,191
$838,050,911

$902,642,482
$861,339,293

$20,909,400
$47,160,096

2.4%
5.8%

30,047

30,475

30,475

428

1.4%

$27,097

$27,500

$28,264

$1,167

4.3%

* Excludes Agriculture and Manufacturers
** Based on Census 2010 and estimate for 2013 from Demographics Now.
Source: Illinois Department of Revenue; Valerie S. Kretchmer Associates, Inc.
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C.

Sales Potential

It is also useful to look at the retail sales potential of residents of the market area (zip code
60202) compared to the sales potential of the city overall. The table below provides a summary
of the store potential by retail category on a per household and aggregate basis. Alteryx, a
demographic data vendor, provides estimates of spending power based on an area’s population
and income characteristics. The average household spending potential or demand from residents
in the market area is very similar to that of the city overall, and for some categories it is slightly
higher.
The average South Evanston household has spending power of $26,893, while the average for all
Evanston households is $26,625. These figures are slightly lower than the total consumer retail
sales per household shown above, meaning that Evanston is attracting more people to shop and
dine here than are leaving the city to shop. Alteryx estimates that the aggregate spending power
of city residents is $811.4 million, slightly lower than the 2012 consumer sales of $861.3 million.
The only retail category for which Evanston captures a lower share of resident spending power is
apparel and accessory stores. These stores are typically based in regional malls and are well
represented at Westfield Old Orchard in nearby Skokie. While the city has a number of chain
and independently-owned clothing stores, this category tends to be underrepresented in
downtown and neighborhood business districts throughout the metro area (not just in Evanston)
and are difficult to attract.
C.

Retail Opportunities in the Study Area

Retail is likely to be an accessory use in the Study Area occupying all or portions of the ground
floor in mixed-use buildings. Asking rents for new retail space are typically more than $25 per
square foot on a NNN (triple net) basis where the tenant pays its pro-rata share of real estate
taxes, common area maintenance and insurance, which can add another $10+ to the rent. These
rents are well above what most independent retailers can afford to pay.
The proposed building at Main and Chicago will have approximately 14,000 square feet of
ground floor space as well as dedicated retail parking. Assuming competitive rents, the retail
space should be marketable. Brokers indicate that there is demand in the Study Area for service
and convenience-oriented retail businesses including a bank, as well as more casual sit-down and
fast casual restaurants, and specialty stores. Amli Evanston has leased two of its retail spaces to
a coffee and pie shop and a dry cleaner, which is consistent with the type of tenants that are
expected to be attracted to the Study Area.
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RETAIL DEMAND SUMMARY COMPARISON FOR ZIP CODE 60202
AND CITY OF EVANSTON
Zip Code 60202

City of Evanston

60202 as
% of
Evanston

$764

$765

$1,016

$1,008

99.8%
100.8%
101.7%
101.5%
100.5%
100.6%
104.0%
101.8%
100.3%
100.4%
99.6%
99.0%
101.0%

Average Annual Household Dollars 2013
Building M aterial & Garden Equipment & Supply Dealers
Clothing & Clothing Accessories Stores
Electronics & Appliance Stores

$379

$373

Food & Beverage Stores

$3,558

$3,506

Foodservice & Drinking Places

$2,823

$2,809

Furniture & Home Furnishings Stores

$501

$498

Gasoline stations

$3,399

$3,269

General M erchandise Stores

$2,894

$2,844

Health & Personal Care Stores

$671

$669

M iscellaneous Store Retailers

$476

$474

$1,049

$1,052

$318

$321

$26,893

$26,625

Nonstore retailers
Sporting Goods, Hobby, Book, & M usic Stores
Total Average Annual Retail Demand
Aggregate Household Dollars 2013
Building M aterial & Garden Equipment & Supply Dealers

$10,483,144

$23,305,259

Clothing & Clothing Accessories Stores

$13,948,631

$30,723,399

Electronics & Appliance Stores

$5,207,082

$11,361,276

Food & Beverage Stores

$48,846,301

$106,844,724

Foodservice & Drinking Places

$38,764,675

$85,593,587

Furniture & Home Furnishings Stores

$6,876,741

$15,166,998

Gasoline stations
General M erchandise Stores

$46,661,466
$39,728,877

$99,622,775
$86,655,694

Health & Personal Care Stores

$9,215,887

$20,397,411

M iscellaneous Store Retailers

$6,536,528

$14,450,934

Nonstore retailers

$14,399,367

$32,073,446

Sporting Goods, Hobby, Book, & M usic Stores
Total Aggregate Annual Retail Demand

Source: 2012 Experian, Inc. All Rights Reserved, Alteryx, Inc.
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$4,363,989

$9,788,137

$369,244,568

$811,392,302

45.0%
45.4%
45.8%
45.7%
45.3%
45.3%
46.8%
45.8%
45.2%
45.2%
44.9%
44.6%
45.5%

