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| would like to take this opportunity to.express my thanks and appreciation to the following
of my employees,without whose effort, perserverence and devotion a project having this
magnitude and merit could not have been realized.

ARCHITECTURE & PLANNING MARKET & RESERCH
EARL ROSIN QUENTIN  G. HOGAN
RAYMOND D LARSEN EDWYNA M. ANDERSON
WILLIAM F COPELAND LAWRENCE C. DOMSKI
LEONARD W. BESINGER Jr. BRITT B. BLAIR

ALFRED ' DREIFKE

ENGINEERING 8 TRAFFIC
FINANCE & LEGAL
REVERE ENGINEERING CO.

DE SOTO MC CABE WILLIAM T MC NEILL
PHILLIP K. WHITEHOUSE ARTHUR FRANZEN
FREDRIC ‘G. SUHR

CONSTRUCTION

BARNEY DAHL
LLOYD 'MYERS
EDWIN STEFFIN
DAVID HOPPE




I appreciate that many new shopping centers are be-
ing planned for the Chicago area., However, some of these
will not materialize for various reasons. The reasons
more commonly causing failures are:

f all the land required.
ountered with zoning or-

3. Insufficent mortgage financing.

These problems will not affect the Meadowdale Shop-

ping Center. FEighty five (85) acres of my land are re-
served for this center. Zoning has been approved and




construction is scheduled to be completed in time 2

for the 1955 Christmas season. Excessive financ-
ing -is not necessary for the completion of this
development.

At the inception of my Meadowdale Shopping Center
the services of a research organization were se-
cured for' the purpose of estimating the scope of
facilities required and volume ‘expectancy.

The findings and recommendations of this organiza-~
tion, in my estimation, appeared to be extremely
theoretical and came far from reaching any definite
conclusions, other than a modern shopping center is
needed in this area.

Were I to be a prospective tenant for a shopping center, what facts
would be important to me?

For the past six months my entire staff was devoted to answering this
question. The results are set forth in this presentation. Personal
interviews were conducted with over 2,000 families in the area to be
served by the Meadowdale Shepping Center.

Each family's shopping habits and shopping needs were discussed in a
personal and friendly manner. Questions were asked anrd the answers

carefully noted. FPeople willingly signed statements, and great in-

terest was shown by all.

Pertinent, specific, and vital information was gathered in this manner.
Ideas were expressed, desirable and undesirable features were discussed
with the potential customers themselves.




My survey is not a conglomeration of statistics, 3
tables, charts and percentage factors, that are

usually found in public records. My presenta-

tion is the volece of Mr. & Mrs. Shopper in areas

of and contiguous to Meadowdale.,

« s« + o o Where do they shop now?
s+ s s o o How far do they drive?

« o s « o Where do they park?

« s o Is it convenient?

e s s e o Will they be willing te
travel farther in return
for convenience, comfort and
savings?

In addition to theory, this is the’ information I felt was needed by a pros-
pective tenant. My files contain the records of these personal interviews.
Names, addresses and signatures of the informants are here for anyone to
inspect. : :

Having personally supervised all phases of operation in this personal con-
tact survey, I am certain that the results found in this report are indica-
tive of where people in this area will trade. Furthermore, I will guarantee
that the results of this survey, as shown, are as factualy as it is possible
to obtain from the consumers themselves.

S0 sure, am I, that we have properly compiled this information, that I go a
step farther, I will personally make arrangements with any prospective tenant
to absorb the costs of a similar survey, conducted along similar lines, should

_the results have a differential of more than 5% in the total computations.

Leonard W. Besinger




1/ EARFENTE

INDEE .

e
g7

LLE

i §

]

i
i
4

2hMILES

L b s

2100
85
200
80
8200
1500

400

ACRE SITE

ACRE 'SHOPPING CENTER
ACRE INDUSTRIAL
ACRES OF PARKS

LOW COST HOMES
APARTMENTS

LUXURY HOMES
CHURCHES

SCHOOLS




The Meadowdale Honsing Program is the newest home building project 5
undertaken by lLeonard W. Besinger & Associates. For twenty-three

years the firm has pioneered large scale residential developments

in the :Chicago area.

To date, 930 homes have been sold in Meadowdale.

At present, five houses per day are being erected, with _xpncbat¢on
of stepping up produc ien_in the near future.

The mortgage financing on 750 of these homes has been underwritten
by the Prudential Life Tnsurance Company.: 223 mortgages have been
underwritten by Naticnal Mortgage Acceptance Corp.

Meadowdale homes have al’ the utllltles normally enjoyed only by large city
sub=divisions,

Faved -streets, concrete curbing, sidewalks, public water supply, public sewer system,
sewage disposal plant, all are installed and approved by proper goverrmental agencies.

A new grade school has been completed and is ready for the fall school term. Land
has been acquired by the school board for erection of an additional high school.
Nepgotiation is underway for establishing a new Catholic Church and school:in Meadowdale.

A large porticn ef the 2,100 acre tract that comprises Meadowdale is reserved
for ranufacturing and industrial development. .Various corporations have ex-
pressed a desire of lpcating their new plants here to be near the large labor
pool that the Meadowdale housing develcpment is creating.

The Meadcwdale home development plan includes beautiful picturescue and
wooded areas set aside for development of luxury homes in addition to the

large develcpment of low cost homes,

When completed, Meadowdale will contain over 8,500 dwellings.
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CONTROLLED 'AREA

(See map, of Meddowdale Trading Sphere)

#Number of

Towns & Estate Areas Population Families
East Dundee ' 1,466 b )
West Dundee 1,948 Fan R
Barrington Countryside Estates 1,763 : X 505
Carpentersville - 13523 ' 476
Dundee Countryside Estates 1,090 340
Algonguin 1,223 3e2
Lake-in-the=~I1ills 1,142 287
+ of city of Elgin 22,112 6,959
Cary i 926 220
Meadowdale Housing Pevelopment 3,240 1920

(Population to date projected
from sales)
(Proposed families, £,200.)

Totals 6 AR : 11,156

Median income per/family in the Controlled area is $4,101.00. This fi
based on information cbtained from the 1950 ‘eensug, Tt

- +
¥

“incomes. have

i
is estimated t
hat ‘population has in-

B W IR SN R 2 1045 £
d from. 10 to 15% since 1950 and

-
ereased from 10 to 20% in this area.

(Population figures do mnot: include Rural Residents.)

(#*)' Number of families shown includes rural population.




POPUIATION AND INCOME

IRAWLV Sl

PRIMARY AREA 10

(See map of Meadowdale Trading Area)

Townships (or part thereof) Peopulation
Richmond : 2 g
Creenwood (1/3 thereof) ' 41
‘Dorr 8,280
Hunda : 4,768
Grafton : g B
Algorguin 9,483
Rutland 999
Dundee 6,027
Wauconda 3476
Ella (1/3 thereof) 1,180
Plato (1/2 thereof) 527
Elgin {1/2 thereof) 22,548
Geneva (1/2 thereof) 3,091
Wayne 2,065
Bloomingdale (2/3 thereof) 2,578
Hanover 23
Schaumberg 1,080
Palatine (1/3 thereof) 2,782
y Barrington 2,728
MeHenry 7,296
- * Total Population : 86,923
Total Number cof Families 038,300
2 #* Median Income Per Each Pamily £3,910

* Population and Median Income per family is based on information obtained from
the 1950 census report for this area. Tt is estimated that family incomes have
increased from 10 to 15% since 1950, and that pophlatlon has increased from 10
to 20% in this area. :

.
.







POPULATICN AND INCOME

12

FRINGE AREA R

(See map of Meadowdale Trading Area)

Townships (or part thereof') Population
Kaneville (2/3 thereof) 404
Blackberry (2/3 thereof) 1,004
Sugar \Grove (1/3 thereof) Vo) 304

-~ S

n «r / - = iy
Geneva (2/3 thereof

7

R St
Aurora

Winnfield (2/3 thereof)
] 273 the 6f)
X \
3 . thereof
T + »

#

* Population and Median Income per family is based on information obtained from
the 1950 census report for this area. t is estimated that family incomes
have increased from 10 to 15% since 1950, and that population has increased
from 10 to 20% in this area.

-
|
W &
~
v
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Dundee : 5,360 6,027
RutIand 995 o9
Hampshire 1,499 1,690
Elgin 41,039 46,742
Plato 991 1,055
R Burlington : : 941 - 900
', St. Charles 2835 9,988
Campton 949 1,101
Virgil : 1,253 1,349
Geneva \ 4,830 6,192
Batavia 6,985 8,353
Blackberry 1,289 1,525
Kaneville 756 804
Aurora 53,806 61,497
Sugar Grove 903 1,241
Big Rock 835 929
Milton 16,824 25,604
Addison 9,905 17,778
Bloomingdale ) 2,480 3,867
Wayne 1,274 2,065
York 29,161 43,362
Winnifield 6,857 2,561
Palatine b di3L 2,268
Barrington 3,288 4,002
Elk Grove 3,040 5,914
Schaumberg £60 1,080
Hanover 2,436 3,623
Chemung 4,072 4,763
Alden 864, 965
Hebron X, 322 Y541
Richmond 1.381 1,510
Hartland 821 819
Greenwood 918 1,299
McHenry 3,610 © 75296
Marengo 2,702 3,338
Coral 1,112 1,25/
Birton 4,08 5771,

Algonguin : 5,896 2,483



Never before has‘a prospective cormerc¢ial tenant teen

offered an opportunity to. become personally acquainted

with his prospective consumer, To actually hear of the

consumer's shopping needs, and desires, to learn of his

shopping habits, his preferences, and to know whether

or notthis person's patronage may be reasonably certain,
]

Through the Medium of the Personal Contact: Survey, ws
believe this has' been accomplished, It is our conten=
tion that the'following report is! an entirely new and
unique approach to the shopping center analysis.

During the last 12 months, over 2,000 families in the
Meadowdale trading sphere were personally interviewed
by members of the staff of Leonard W. Besinger & Asso-
ciates., A carefully prepared questionnaire, containing

24 questions was' used to secure information. The name and address'of
the family interviewed were obtained and are part of the record. . Only
completely filled—out forms were accepted as part of this report.' All
of these questions are filed by locality and are available for inspec-

tion.,” A sample of the questionnaire form used may be found in this
report.

The people 'conducting the survey were imstructed to'get opinions, 1deas,
suggestions and promote ‘conversation with the person being interviewed.

Each dand every questionnaire hés been’che'cked and re-checked for note-
worthy or unusual comments,

The technique employed in conducting the: survey produced concrete in=-
formation whichishould be invaluable to a prospéctive merchant for the
center. ' It was possible to determine just what the congumer expects
in the way of selection of merchandise, price advantage, physical
comforts.

1l




‘With our Personal Contact Survey we have "felt the 15
pulse" of the vast trading area of the Meadowdale
Shopping Center.

May we point out that the shape of this trading
area is neither circular nor square, but is irregu-
lar depending for its boundaries upon the resistance
of the consumer to travel the required distance as

L against his preference to trade at his present source.

As the resistance of the consumer to travel to Meadow-
dale grew, we considered this a perimeter of our sphere.
Where the resistance was weak we again extended the
perimeter of our sphere. - In this manner our trading
sphere assumed its boundaries, as shown in the map of
the Trading Sphere, contained in this report. (See
page 9 ).

It will be noted further that the map refers to Controlled, Primary, Secondary
and a Fringe area,

The Controlled or Franchise area includes the Towns of:

East Dundee

West Dundee :
Barrington Countryside Estates
Carpentersville

Dundee Countryside Estates
Algongquin

Lake-~in-the-Hills

Part of the city of Elgin
Rural population

The swiftly growing community of Meadowdale is, of course, to be' included
in the Controlled area.

It should be noted here that in addition to conducting a personal
contact survey, a study was made of the Nowntown Elgin. It was
understood that an analysis of Elgin's consumers shopping habits
and problems, as well as opinion from the consumers themselves,
would help establish an estimate of the volume of sales which







The foregoing, together with the results of the extensive personal contact survey
made in Elgin, substantiates the proper inclusion of part of Elgin within the
Controlled Area, and the balance in the Primary Area of the Meadowdale Shopping
Sphere. (See chart, page 1p ).

17

The charts on pages 10, 11, and 12 project the population of the Controlled, Primary
and Secondary areas as well as the number of families and the average income. The
source of information for these figures was the Bureau of Census.

It may be noted that the population in these areas is estimated to have increased
from 10% to 20% since 1950. The population figures in the City of Meadowdale were
taken.from the records of Leonard W. Besinger & Associates. :

The third trade area, or Fringe area, shown on the map was also-included in the
personal contact survey. Spot check interviews were made in these Fringe areas,
with surprisingly favorable results.

It is interesting to note, that personal contact with the ultimate consumer of the
Meadowdale Shopping Center, produces the following responses.

In the Controlled, Primary and Secondary areas, the people voiced a great dissatis-—
faction with their present shopping facilities. The most often mentioned complaints
are .listed in the order of their importance.
1. Inadequate parking.
.. lack of the advantages of comparative shepping.
Lack of convenience, namely distance between shops, “congested
traffic and physical comforts.

Lo M)

When the person interviewed was assured that the Meadowdale Shopping Center would
eliminate the disadvantages expressed by them, the following question was asked:

"Would you shop at Meadowdale if it was this sort of Center?"
From the answers to this question it has been conclusively ‘established that

thousands of families in the vast,ever growing Meadowdale sphere will make their
major purchases here.
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74% of 106,000 FAMILIES
WILL SHOP HERE







'RESULTS OF THE, PERSONAL CONTACT SURVEY

21
IN. THE CONTROLLED ARFA
AREA AFFTRMATIVE NEGATIVE NON-COMMITTAL °

REPLIES T REPLIES REPLIES
Fast Dundee .- 95.5% 3.0% TS ¢
West Dundee
Barrington Countryside Estates 81.9% 6.0% 12.0%
Carpentersville 96.5% 1.4% 2.1%
Dundee Countryside Estates 96.4% 1.4% 2.0%
Algonquin 99.8% 0.2% 0.0%
Lake=in=the=~Hills 87.0% 2.0% : 11.0% .
Part of Elgin T11l. 77.0% 12.0% 11.0%
Rural Areas 85.0%| O.Q% ' 15.0%

89,3% of the families interviewed definately stated they would trade at Meadowdale. '
3.8% of the families interviewed were negative in their replies.
6.9% of the families interviewed were non-committal in their replies.

he  CONTROLLED AREA . comprises 11,156 familfes with an average'annual

S g 7 10
Lricome @l :ﬁ,]ku,,do.

&




28
RESULTS FO THE PERSONAL CONTACT SURVEY

IN THE PRIMARY AREA

Comprising 38,300 families having an average annual income of $3,910.00

83.1% of the families interviewed definitely stated they would
trade at Meadowdale.

4.1% of the families interviewed were negative in their replies.
12.8% of the families interviewed were non-committal in their
replies.

Localities where personal contacts took place
include the following: Arlington Heights

Bloomingdale &
Bartlet

Crystal Lake

Fox River Heights

Johnsburg

McHenry

Pine Grove

Palatine Population and Median Income per
Richmond family is based on information
Rutland obtained from the 1950 census re-—
Wayne ' port for this area, It is estimated
Woodstock that family incomes have increased
Roselle from 10 to 15% since 1950, and that

population has increased from 10 to
20% in this area.




RESULTS OF PERSONAL SURVEY 23

IN THE SECONDARY AREA

Comprised of approximately 19,282 Families having an average annual income of
R » O $3,882.00

60.5% of the families interviewed definitely stated they would trade
at Meadowdale.

22.5% of the families interviewed were negative in their replies.

17.0% of the families interiiewéd were non-committal in their re-
plies.

MU HERRN

RESULTS OF THE PERSONAL CONTACT SURVEY

IN THE FRINGE AREA

62.8% of the families interviewed stated they would trade at
Meadowdale.

24,.8% of the families interviewed were negative in their replies.

12.4% of the families interviewed were non-committal in their re-
plies.

Population and Median Income per family is based on information obtained
from the 1950 census report for this area. "It is estimated that family
incomes have increased from 10 to 15% since 1950, and that population has
increased from 10 to, 204 in this area.




/rshou;‘d be noted, that several regions within the ‘controlled and
primary frading areas, are extensively composed of estotfe
properties, populated by people in the higher income brackets.

A great portion of Barrington Township s improved with esfate
developments of which "Inverness" s one of the better known.

Wayne Township s well known for its many beautfiful estates
and its "HORSEY SET"

Lakewood Lodge Estates near Elgin has homes ranging in value
up to 8100,000.

In Elgin there are, of course, many upper bracket consumers.
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THE SITE OF MEADOWDALE IS LOCATED APPROXIMATELY FOUR MILES NORTH OF ELGIN, ILLINOIS, ON THE WEST SIDE OF EAST RIVER
ROAD (Route 25). COMPRISING OF 85 ACRES WITH DIMENSIONS OF 2640ft BY 1400ft, THE SITE PROVIDES MORE THAN ADEQUATE
SPACE FOR THE NEEDS OF THIS DEVELOPMENT.

THE MEADOWDALE CENTER IS ACCESSIBLE BY MEANS OF STATE ROUTE 25, STATE ROUTE 72, STATE ROUTE 62, STATE ROUTE 3|,
AND LAKE MARIAN ROAD.

OTHER ADDITIONAL DIRECT QUTLETS ARE BEING PROVIDED AS THE MEADOWDALE HOUSING DEVELOPMENT PROGRESSES.
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| Eselusive deportment store 9. Shoe sfore
£ Med priced department store 10. Home furmishings
3 Frenah tea room 11, Hardware store
4 Food store 12 Vanety store
B Orvg store 13. Cleaners
1 6 Womess weor shop 14, Self service laundry
T Mens wear shop I5. Barber shop
B Chidr ans wear shop 16. Beauty salon
M Furner 33. Pharmacy
2% Snaek whop 34 Bonk
T Rovo A tv 35 Post office
B8 My stwdio 36. Opticians
% Specwity food shop A7 Nursery
X ) Mobby shop 38. Storage areo
M. Pachage Iiquor 39 Public wash room
32 Coentail lounge 40. Truck dock
BRRL (O PP
-

7. Jewelry store
18. Gift shop

19. Shoe repair
20. Fiorst

2l. China & glass
22. Sporting goods
23 Luggoge store
24 Photographer

A. Bowling alley
B. Theater

C. Restaurant

D. Service station

Y

The obove store sizes are only tenative. All are 'subject to change
" \ according to the needs of the leasee.

it . \ ) Store “locations are dlso tenative except for the location ot the
v o ¢ three(3) deportment stores as it is felt by the planning staff that

A for ‘the proper function of the entire center their present locations

X PO DL i
. 5 ore best
304 ! The architectural treatments externally and internally are
| 5 . planned to be done in accordance with leosees' desires
1 ; PR R e TS 4
B } { c 1‘
e L -,.A, > Q8 3 &0 o L ) ¢ 300 FE T
T — —— ——
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The staff of Leonard W.. Besinger visited and studied all the major shopping centers 27
in the country. After careful contemplation of all architectural and engineering
problems inherent in existing regional centers, a program was set forth incorporating
'all the desirable features as well as eliminating all undesirable characteristics
existing in centers today. The principal and outstanding architectural and engineering
features to be incorporated in the Meadowdale Shopping Center are as follows:

o Main building to be 1,530 feet long containing approximately 600,000
) T square feet.

All stores will be individually heated and air conditioned.
A 30-foot wide enclosed, air conditioned mall or arcade will bisect

‘the entire building, enabling the consumer to shop from unit to unit
in air conditioned comfort, without leaving the building.

All stores will have two main entrances, one leading from the exterior of the building,

the other opening on to the arcade, with display windows facing the arcade as well as
the exterior elevation.

Parking facilities for 7,000 cars will be sufficient to accommodate the maximum peak
in heavy shopping periods. 1,000 spaces will be provided for employee parking. A
traffic pattern is designed to forestall congestion in entering and leaving the center.

The bus depot will be situated just off the highway.

All stores, large or small, will be able to maintain their identity at Meadowdale.
Universally known store fronts and nationally advertised trademarks will be en-
couraged. All stores will 'be treated architecturally in accordance with tenants!
desires. ' Identifying store fronts, signs, will face' the arcade, as well as the
exterior of the building.

e Beauty and comfort is the keynote of Meadowdale. Trees and landscaped grassy plots
. will enhance the exterior beauty. Fountains, benches and a French sidewalk cafe
will be featured in the arcade. A children's supervised nursery, checkrooms for wraps,
central package distribution point, and publiec rest rooms are planned to provide every
comfort for the Meadowdale consumer.

" ":’f .
ART of RAY Kgsm. -



CONCLUSTON 28

In recapitulation of the facts established im this report, the following besr
repeating for greater emphasis:

ceese-.Construction of the Meadowdale Cemter will mot suffer dme to the
usual problems affecting a commercial development of this msgmi-
tude; namely, land acquisitiom, zomimg, amd fimsmcimg.

cesecesThe Meadowdale Center has a volume expectamcy of over $75,000,000 =8
in the Controlled and Primary areas alome.

eses-..The Meadowdale Center is supported by a swiftly growimg popmlatiom
due to the immense Meadowdale housimg program as well as an ever
groving suburban population im its emtire sphere.

sesss:.A8 a result of the extensive persomal comtact smrvey, we come to
the inescapable conclusion that of the 106,000 families withim the
" trading sphere, approximately 7% will trade at Meadowdsle.

> id

seesscs The Meadowdale Center will incorporate more outstanding features comtributimg
to the convenience and comfort of its consumers than any other cemter im the
country.

ssss:e.1he Meadowdale Center enjoys the unique advantage of bemg the only moderm
Regional Shopping Center in its entire sphere.

FOR FURTHER INFORMATION
CONTACT

BYE, MC NEIL. & - MC EIROY ,
105 West Madison Street; Chicago 2, Illimois

Iaw Office
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