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Village of Vernon Hills Commercial Space Occupancy Analysis
Initial Findings Report

Introduction:

In January 2010, the Village of Vernon Hills (the Village) Board of Trustee passed a moratorium
on any approvals (e.g. building permits, occupancy permits, etc.) relating to non-retail sales tax
generating uses for the ground floor of commercial buildings located along IL. Route 60
(Townline Road) and Milwaukee Avenue for a period of six months. The corridor area around
the intersections of Route 60 and Milwaukee Avenue has developed as the Village’s core retail
area which generates the overwhelming majority of the Village’s sales tax revenue.

Due to the current downturn in the economy, this core retail area is experiencing higher levels of
vacancies and a trend of an increasing amount of non-retail uses occupying formerly retail store
spaces. The moratorium provides the opportunity for the Village to review the effects of these
trends and formulate ways to balance the short term trends with the short and long term
economic development opportunities of this core retail area.

This report provides the initial findings necessary to evaluate the current conditions of the core
retail area (i.e. the Study Area. See Page 5 for a map of the entire Study Area’.). To this end, this
report has two main purposes: 1) Present the initial findings on the commercial space occupancy
of the Village’s core retail area and 2) Provide initial concepts for possible alternatives for
developing regulations on building occupancy distributions for retail and non-retail uses.

Review Criteria?:

For this report, the Study Area consists of only improved properties with commercial building
space. The occupancy of this commercial space is broken into three use categories: Retail, Non-
Retail, and Vacant Uses. Each is defined as follows:

Retail Use: A business having its primary function as the supply of merchandise or wares
to the end consumer. Such sales constitute the “primary function” of the business when
such sales equal at least the majority of the gross sales of the business. Uses may provide
services incidental to retails sales (e.g. Department stores containing hair salons and
automobile servicing and repair station.). For this report, these businesses are also
primary municipal sales tax revenue generators for the Village.

Non-Retail Use: A business not having its primary function as the supply of merchandise
or wares to the end consumer. Uses may provide retail sales of merchandise incidental to
the services they provide (e.g. automobile servicing and repair station selling replacement
parts directly to consumers.). For this report, these businesses are not primary municipal
sales tax revenue generators for the Village.

This report only presents findings for improved commercial land. Portions of the moratorium area also contain
undeveloped and improved residential land.

2 Source Data: Square feet amounts and occupancy data based upon marketing materials, aerial photographs, and
field research; February 2010.
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Vacant Use: Building areas presently listed as not having occupants in either marketing
materials or have posted “For Lease” or “For Sale” signs within building windows.

The Study Area is contained completely within two zoning districts: B-1 General Business
District and B-P Business Park District. A number of areas within the Study Area are also
regulated by Planned Unit Development (PUD) standards and Annexation Agreements.
Appendix A of this report contains a breakout of the Permitted and Special Uses according to
retail and non-retail uses for reference of the range of uses included in each category.

The complete listing of businesses within the Study Area is also included in Appendix B for
reference.

Prepared by the Village of Vernon Hills and Rolf C. Campbell & Associates, Inc. 2
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Occupancy Analysis:

This report analyzes occupancy based on three different geographical areas: 1) The Study Area
as a whole 2) Eleven separate Commercial Areas 3) With respect to the first 300 foot depth of
frontage from the Milwaukee Avenue and Route 60 R.O.W. The following sections present
findings and analysis with respect to non-retail and retail use occupancy in those described
geographical area. This occupancy is analyzed by gross leasable floor area (GLA) as well as by
the number of existing store spaces. Since it is unclear how vacant spaces will be allocated in the
future, this report limits discussion of vacant spaces to findings and observations which may be
beneficial in discussing alternatives for their future occupancy arrangements with respect to non-
retail or retail uses.

Total Study Area Occupancy:

All Commercial Uses:

e The Study Area contains 3,673,757 sq. ft. of GLA for commercial uses.
e Occupancy:
0 Retail Uses: 3,023,286 sq. ft. or eighty-two percent (82%) of the total area.
0 Non-Retail Uses: 260,917 sq. ft. or seven percent (7%) of the total area.
0 Vacant Uses: 389,554 sq. ft. or eleven percent (11%) of the total area.
e Mean Size of Uses: +/- 11,400 sq. ft.
e Median Size of Uses: +/- 2,650 sq. ft.
e Largest Sized Use: +/- 230,000 sq. ft.
e Approximately seventy-five percent (75%) of all commercial uses are less than 6,600 sq.
ft. in size.

Non-Retail Uses:

e Median Size: +/-2,100 sq. ft.
Non-retail uses have a lower median size than retail uses, which is approximately 3,100
sg. ft.

e Approximately seventy-five percent (75%) of all non-retail use stores are less than 4,200
sq. ft. in area.

e The total square footage for non-retail uses is split fairly equally between stores over and
under 20,000 sg. ft. in size.

e Non-retail uses tend to make up a greater amount of the mixture of uses in stores less
than 5,000 sq. ft. in size and in stores between 10,000 and 19,999 sq. ft. in size.

Retail Uses:
e Median Size: +/-3,100 sq. ft.,

Retail uses have a higher median size than non-retail uses, which is approximately 2,100
sg. ft.

Prepared by the Village of Vernon Hills and Rolf C. Campbell & Associates, Inc. 3
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e Approximately seventy-five percent (75%) of all retail stores are less than 7,400 sq. ft. in
area.

e Approximately sixty-five percent (65%) of all retail use square footage is located in
stores over 40,000 sg. ft. in size.

Conclusions:

For the total Study Area, non-retail uses appear to occupy stores with less space than retail uses,
and as such, they tend to make up a greater amount of the mix of uses in store sizes less than
5,000 sg. ft. in area.

Village of Vernon Hills
Commercial Space Occupancy Analysis

Table 1. Statistical Distributions of Existing Store Sizes (Sq. Ft.)

All
Commercial | Non-Retail
Category Uses Uses Retail Uses | Vacant Uses
Average 11,409 5,884 13,031 8,854
Median 2,649 2,143 3,062 2,354
1st Quartile (>=25%) 1,465 1,199 1,498 1,704
2nd Quartile (>=50%) 2,649 2,143 3,062 2,354
3rd Quartile (>=75%) 6,514 4,199 7,427 4,973
4th Quartile (>=100%) 229,606 61,000 229,606 106,263

Source Data: Sg. Ft. amounts and occupancy data based upon marketing materials, aerial photographs, and field research;
February 2010.

Prepared by Rolf C. Campbell & Associates, Inc.
Date: April 2010

Figure 1: Occupancy of Total Study Area
(Sq.Ft. of GLA)
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Figure 2: Distribution of Occupancy By Store Sizes according

to Number of Stores in Total Study Area
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Figure 3: Distribution of Occupancy By Store Sizes according

to Square Footagein Total Study Area

70.0%

60.0%

50.0%

40.0%

30.0%

20.0%

10.0%

0.0%

Village of Vernon Hills
Commercial Space Occupancy Analysis

Prepared by Rolf C.Campbell & Associates, Inc.

64.1%
45.3%
La—
38.8% —
P
25.2%
17.2%
13.9% 14.9% 12.6%
b  10.4% -
. 0 0,
4.7% 6.3%
2.5% 2.7%
0-999 1,000-1,999  2,000-4,999  5000-9,999  10,000-19,999  20,000-39,999 +40,000

Store Sizes (Sq. Ft.) Source Data: Sq. Ft. amounts and occupancy data based
upon marketing materials, aerial photographs, and field

research; February 2010.

| ONon-Retail ORetail OVacant |

Graph Explanation: The above graphs represent the distribution of the existing number of stores (Fig. 2) and store square
footage (Fig. 3) for each use category normalized by store size range and averaged over the total for each use category.

For example in Fig. 2, 10.6% for non-retail uses in the 0-999 sq. ft. category represents the percentage of existing stores in the
non-retail use category in that store size range out off all non-retail uses. Likewise in Fig. 3, 1.5% for non-retail uses in the O-
999 sq. ft. category represents the percentage of existing square feet of store space in the non-retail use category in that store

size range out off all non-retail uses.
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Figure 4: Distribution of Store Sizes By Occupancy according
to Number of Stores in the Total Study Area
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Graph Explanation: The above graphs represent the distribution of the existing number of stores (Fig. 4) and store square
footage (Fig. 5) for each use category normalized by store size range and averaged over the total for all uses within the that
store size range.

For example in Fig. 4, 14.7% for non-retail uses in the 0-999 sq. ft. category represents the percentage of existing stores in the
non-retail use category out off all uses in that store size range. Likewise in Fig. 3, 14.7% for non-retail uses in the 0-999 sq. ft.
category represents the percentage of existing square feet of store space in the non-retail use category out off all uses in that
store size range.
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Commercial Areas Occupancy:

This report divides the Study Area into eleven separate Commercial Areas as identified on the
map, generally based upon common geographical units consisting of areas with common
roadway access. The only exception to this condition is the CDW/Walter E. Smithe area, which
consists of two separate stand alone buildings on separate sites. All outlots are included in these
areas. Reviewing these areas as separate units allows for comparison and analysis of the
variation in the distribution of uses with respect to location within the Study Area as well as
separate functional shopping centers with a mixture of store sizes.

Overall Occupancy for Eleven Commercial Areas:

e Occupancy Averaged Over Eleven Commercial Areas™:
0 Retail Uses: 79%.
0 Non-Retail Uses: 12%.
o Vacant Uses: 9%.

e These levels are comparable to those levels for the total Study Area GLA discussed
previously with non-retail and vacant uses switching order.

e Commercial Area 8: Kerasotes Subdivision and Commercial Area 9: Rivertree Court are
the only two centers with non-retail uses occupying greater than fifteen percent (15%) of
an area’s GLA (Approximately 72% and 17%, respectively). These two areas also
contain two large movie theaters which are two of the three largest non-retail uses in the
Study Area. The largest non-retail use in the Study Area is the Weiss Office Building
within Commercial Area 2: Westfield Hawthorn Mall Shopping Area. The mall area’s
large GLA of retail uses, however, offsets the size of this non-retail use in causing
deviations of the occupancy distribution above overall norms.

Occupancy Distribution by Store Size:

In total, the Commercial Areas contain 322 existing store spaces with most Commercial Areas
containing a wide variety of sizes. Breaking the range of stores into small (less than 5,000 sq. ft.)
medium (5,000-19,999 sq. ft.) and large (greater than 20,000 sq. ft.) yield the following
distributions:

e Small Stores: 220 stores (68% of all stores); 465,479 sq. ft. (13% of all GLA).
e Medium Stores: 63 stores (20% of all stores); 543,824 sq. ft. (15% of all GLA).
e Large Stores: 39 stores (12% of all stores); 2,664,454 sq. ft. (72% of all GLA).

® Note this mean is with respect to the levels of occupancy per GLA averaged over the 11 areas, and not over the
total Study Area’s GLA. Example: (Area 1 Retail % + Area 2 Retail % +....Area 11 Retail %) / 11.

Prepared by the Village of Vernon Hills and Rolf C. Campbell & Associates, Inc. 8
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Village of Vernon Hills
Commercial Space Occupancy Analysis

Table 2: Occupancy Distribution of Commercial Areas

Gross
SHOPPING AREA Le:f::le Non-Retail Retail Vacant
ol o ol ol

CA | s | "o | sorm | TR | sqm | mn
1. Shoppes at Gregg's Landing 182,213 13,500 7.4% 166,406 91.3% 2,307 1.3%
2. Westfield Hawthorn Mall 1,361,881 105,054 7.7% 1,195,109 87.8% 61,718 4.5%
3. Hawthorn Village Commons 139,971 13,585 9.7% 119,630 85.5% 6,756 4.8%
4. Bear Lake 17,300 0 0.0% 17,300 100.0% 0 0.0%
5. Target/Sports Authority 235,040 0 0.0% 235,040 100.0% 0 0.0%
6. Townline Commons 296,555 18,148 6.1% 242,172 81.7% 36,235 12.2%
7. Hawthorn Hills Fashion Square 222,096 12,234 5.5% 94,887 42.7% 114,975 51.8%
8. Kerasotes Subdivision 46,000 33,000 71.7% 13,000 28.3% 0 0.0%
9. Rivertree Court 336,772 57,196 17.0% 251,276 74.6% 28,300 8.4%
10. The Marketplace/Kohl's/Sam's 738,581 8,200 1.1% 591,118 80.0% 139,263 18.9%
11. CDW/Walter E. Smithe 97,348 0 0.0% 97,348 100.0% 0 0.0%

Source Data: Sq. Ft. amounts and occupancy data based upon marketing materials, aerial photographs, and field research; February 2010.
Prepared by Rolf C. Campbell & Associates, Inc.
Date: April 2010

A review for a correlation® between store sizes and distribution of uses revealed the following
statistically significant relationships:

1) A positive relationship between the percentage of small store sizes to the percentage
of vacancies in a Commercial Area (i.e. areas with a greater percentage of small
stores tended to exhibit a higher percentage of vacancies).

2) A negative relationship between the percentage of medium store sizes to the
percentage of vacancies in a Commercial Area (i.e. areas with a greater percentage of
medium stores tended to exhibit a lower percentage of vacancies).

3) A negative relationship between the percentage of large store sizes to the total
number of non-retail uses in a Commercial Area (i.e. areas with a greater percentage
of large stores tended to exhibit a lower number of non-retail uses).

4) A negative relationship between the percentage of large store sizes to the total
number of vacancies in a Commercial Area (i.e. areas with a greater percentage of
large stores tended to exhibit a lower number of total vacancies).

Of these four relationships, the most notable in terms of this report’s analysis would be those
three with respect to vacancies. Based on these three findings, it appears that the sizing of stores
tends to affect the level of vacancies within Commercial Areas. The data seems to indicate that
areas with smaller stores are prone to more vacancies than those containing greater levels of
medium and large stores. This finding should be considered in attempts to determine the
appropriate levels of occupancy under any potential regulatory program.

* Based on Pearson correlation test for linear dependence to a 95% confidence interval. Commercial Area 4: Bear
Lake & Commercial Area 11: CDW/Walter E. Smithe were excluded from the Pearson correlation analysis due to
the stand alone nature of the four (4) buildings in those areas.

Prepared by the Village of Vernon Hills and Rolf C. Campbell & Associates, Inc. 9
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Based on a review of the mapped distribution of uses by Commercial Area, the location of each
Shopping Area within the Study Area does not appear to contribute to the variation in the
distribution of uses (See maps, pages 11-21.). For example, the percentage level of non-retail
uses within a commercial area does not appear to increase the farther the area is away from the
intersection of Milwaukee Ave. and Route 60.

Conclusions:

In general, the Commercial Areas function similar to the overall Study Area in terms of the
distribution of uses. The notable exceptions are due to large specialty buildings (i.e. movie
theaters). Due to the relationship between the level of vacancies within Commercial Areas and
the distribution of store sizes, special consideration will need to be given with respect to the
future allocation of those spaces between non-retail and retail uses.

Prepared by the Village of Vernon Hills and Rolf C. Campbell & Associates, Inc. 10
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300 Foot Milwaukee Ave./Route 60 Frontage Zone Occupancy:

An analysis of the 300 foot setback area along Milwaukee Ave. and Route 60 illustrates how the
mixture of occupancy varies with respect to visibility from those two roadways. Within the
Study Area, most outlot buildings and a number of shopping center store spaces are located
within 300 feet of the R.O.W. line of either Milwaukee Ave. or Route 60 (See map exhibits). For
the most part, this report only includes those stores as being located in the 300 foot zone if either
their entire floor space is located within the zone or they are located on outlot parcels.

Relationship Distribution with Respect to 300 Foot Zone:

Non-Retail Uses:

e Non-retail uses inside the 300 foot zone occupy 106,855 sg. ft. or 26% of all space inside
the 300 foot zone (3% of GLA in the total Study Area). Non-retail uses make up a greater
proportion of the uses within the 300 foot zone than compared to the total Study Area
(26% to 7% respectively).

e Non-retail uses make up a lower percentage of uses beyond the 300 foot zone (5% non-
retail uses outside 300 foot zone vs. 26% non-retail uses inside 300 foot zone).

Retail Uses:

e Retail uses inside the 300 foot zone occupy 249,914 sq. ft. or 62% of all space inside the
300 foot zone (7% of GLA in the total Study Area). Retail uses make up a smaller
proportion of the uses within the 300 foot zone than compared to the total Study Area
(62% to 82% respectively).

e Retail uses make up a higher percentage of uses beyond the 300 foot zone (85% retail
uses outside 300 foot zone vs. 62% retail uses inside 300 foot zone).

Vacant Uses:
e Vacant uses inside the 300 foot zone occupy 49,542, sq. ft. or 12% of all space inside the
300 foot zone (1% of GLA in the total Study Area).
e Vacant uses represent approximately the same percentage of uses inside and outside the
300 foot zone (12% and 10%, respectively.)

Distribution inside/outside 300 Foot Zone by Store Size:
Distribution of Store Sizes:

e Total Study Area: Small stores make up the majority of existing stores at approximately
68% of all store spaces. Conversely large stores contain the overwhelming majority of
building square footage at approximately 72% of all square footage.

e Inside 300 Foot Zone: Small stores consist of the overwhelming majority of stores at
approximately 72% of all store spaces. However, small, medium, and large store spaces
have a relatively equal share of the amount of total floor area space.
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Village of Vernon Hills
Commercial Space Occupancy Analysis

Table 3: Distribution of Existing Store Sizes

# % of Total Sq. Ft. % of Total
Total Study Area
Small Stores (0-4,999 Sq. Ft.) 220 68.3% 465,479 12.7%
Medium Stores (5,000-19,9999 Sq. Ft.) 63 19.6% 543,824 14.8%
Large Stores (+20,000 Sq. Ft.) 39 12.1%| 2,664,454 72.5%
Total 322 100.0%| 3,673,757 100.0%
Inside 300 Foot Zone
Small Stores (0-4,999 Sq. Ft.) 55 72.4% 119,730 29.5%
Medium Stores (5,000-19,9999 Sq. Ft.) 17 22.4% 135,233 33.3%
Large Stores (+20,000 Sq. Ft.) 4 5.3% 151,348 37.2%
Total 76 100.0% 406,311 100.0%
Outside 300 Foot Zone
Small Stores (0-4,999 Sq. Ft.) 165 67.1% 343,694 10.5%
Medium Stores (5,000-19,9999 Sq. Ft.) 46 18.7% 410,646 12.6%
Large Stores (+20,000 Sq. Ft.) 35 14.2%| 2,513,106 76.9%
Total 246 100.0%| 3,267,446 100.0%

Source Data: Sq. Ft. amounts and occupancy data based upon marketing materials, aerial photographs, and
field research; February 2010.

Note: Table does not include mall kiosks and stores contained w ith other larger stores (e.g. Barnes Noble Café,
etc.)

Prepared by Rolf C. Campbell & Associates, Inc.
Date: April 2010
Outside 300 Foot Zone: Small stores make up the majority of stores at approximately
67% of all store spaces. Conversely large stores contain the overwhelming majority of
building square footage at approximately 77% of all square footage.

Non-Retail Uses:

Non-retail uses inside the 300 foot zone tend to occupy smaller store spaces with
approximately fifty percent (50%) occupying stores less than 2,000 sq. ft. in size and
approximately seventy-five percent (75%) occupying stores less than 5,000 sg. ft. in size.
A slight majority of the total square footage (approximately 57%) of non-retail uses
inside the 300 foot zone is made up of stores over 40,000 sg. ft. This condition, however,
is due to the Weiss Office Building, at the northwest corner of Milwaukee Ave. and
Route 60, which is the largest non-retail use in the Study Area and the only non-retail use
over 20,000 sq. ft. inside the 300 foot zone.

Non-retail uses outside the 300 foot zone follow a similar pattern to those within the zone
with approximately eighty-one percent (83%) of all store spaces being less than 5,000 sq.
ft. in area.

Outside the 300 foot zone, non-retail uses in small to medium sized stores contain the
slight majority (approximately 53%) of non-retail uses square footage.
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Retail Uses:

e The majority of retail use store spaces tend to be of smaller size (less than 5,000 sg. ft.)
both inside and outside the 300 foot zone (approximately 72% and 63% of those areas,
respectively).

e The distribution of total floor area for retail uses, however, varies in terms of location
with respect to the 300 foot zone. For retail uses inside the 300 foot zone, the majority
(approximately 69%) of square footage tends to be stores under 10,000 sq. ft., but for
uses outside the 300 foot zone the overwhelming majority of floor area, at approximately
eighty percent (80%) of retail use square footage, is occupied by stores over 20,000 sg. ft.
in size.

Vacant Uses:

e Inside the 300 foot zone, the majority (approximately 86%) of vacant store spaces is in
smaller to medium sized stores (less than 20,000 sqg. ft.). Conversely the majority of
vacant square floor area inside the 300 foot zone is located in stores over 20,000 sq. ft.
(approximately 67%).

e Outside the 300 zone, small store spaces (less than 5,000 sqg. ft.) make up the majority
(approximately 76%) of vacant store spaces. Conversely, the majority of vacant square
floor area outside the 300 foot zone is located in stores over 20,000 sq. ft. (approximately
71%).

Conclusions:

In sum, the arrangement of store spaces with respect to the 300 foot zone tends to show that non-
retail uses have a preference for spaces closer to the roadway frontage at least as great as retail
uses. As with the total Study Area, non-retail uses tend to exhibit a trend toward smaller store
spaces (less than 5,000 sg. ft.) both inside and outside the 300 foot zone. Retail uses reflect a
tendency for both smaller and medium store spaces inside and outside the 300 zone in terms of
total stores, but the large retail use store spaces dominate the amount of GLA outside the 300
foot zone.

These conditions are most likely in part due to the distribution of stores sizes. For example, a
higher percentage of smaller store spaces closer to the roadway is most likely a factor in the
ability of non-retail uses, which favor smaller store spaces, to locate there. Likewise, the need for
big box retailers to have greater amounts of space at lower costs per square foot draws them to
buildings further from the roadway, whose decreased visibility contributes to lower per square
foot rental and ownership costs. The size needs of big box retailers to meet their economies of
scale sales models® also may contribute to the higher percentage of retail uses being located in
large size stores.

® Many “big box” retailers function on the fact that by offering a larger amount and more diverse range of goods
they are able to reduce sales prices to consumers by reducing acquisitions costs from producers. For instance, a
retailer that purchases a greater amount of coffee cups is able to get a better deal on the price per coffee cups from a
producer, which then allows the retailer to sell that coffee cup at a lower price to the consumer.

Prepared by the Village of Vernon Hills and Rolf C. Campbell & Associates, Inc. 24



Village of Vernon Hills Commercial Space Occupancy Analysis
Initial Findings Report

Figure 6: Occupancy of Total Study Area with Respect
to 300 Ft. Zone of Milwaukee Ave./Rte. 60 Frontage
(Sq.Ft. of GLA)
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Village of Vernon Hills
. . Source Data: Sq. Ft. amounts and occupancy data based upon
Commercial Space Occupancy Analysis marketing materials, aerial photographs, and field research;

February 2010.
Prepared by Rolf C. Campbell & Associates, Inc.

Due to rounding rules, the total percentages for non-retail and vacant uses shown
above differ slightly from those shown in Fig. 1 for the total Study Area.
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Figure 7: Occupancy of Study Area inside
300 Ft. Zone of Milwaukee Ave./Rte. 60 Frontage
(Sq.Ft. of GLA)
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Prepared by Rolf C. Campbell & Associates, Inc.

Figure 8: Occupancy of Study Area outside
300Ft. Zone Milwaukee Ave./Rte.60 Frontage
(Sq.Ft. of GLA)
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Figure 9: Distribution of Occupancy By Store Sizes according to Number of
Stores inside 300 Ft. Zone of Milwaukee Ave./Rte. 60 Street Frontage
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Figure 10: Distribution of Occupancy By Store Sizes according to
Square Footageinside 300 Ft. Zone of Milwaukee Ave./Rte. 60 Street Frontage
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Graph Explanation: The above graphs represent the distribution of the existing number of stores (Fig. 9) and store square
footage (Fig. 10) for each use category inside the 300 foot zone normalized by store size range and averaged over the total for
each use category.

For example in Fig. 9, 50.0% for non-retail uses in the 1,000-1,999 sq. ft. category represents the percentage of existing stores
in the non-retail use category in that store size range out off all non-retail uses inside the 300 foot zone. Likewise in Fig. 10,
8.4% for non-retail uses in the 1,000-1,999 sq. ft. category represents the percentage of existing square feet of store space in
the non-retail use category in that store size range out off all non-retail uses inside the 300 foot zone.
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Figure 11: Distribution of Occupancy By Store Sizes according to Number of
Stores outside 300 Ft. Zone of Milwaukee Ave./Rte.60 Street Frontage
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Figure 12: Distribution of Occupancy By Store Sizes according to
Square Footageoutside 300 Ft. Zone of Milwaukee Ave./Rte. 60 Street
Frontage
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Graph Explanation: The above graphs represent the distribution of the existing number of stores (Fig. 11) and store square
footage (Fig. 12) for each use category outside the 300 foot zone normalized by store size range and averaged over the total for
each use category.

For example in Fig. 11, 16.2% for non-retail uses in the 0-999 sq. ft. category represents the percentage of existing stores in the
non-retail use category in that store size range out off all non-retail uses outside the 300 foot zone. Likewise in Fig. 12, 2.2%
for non-retail uses in the 0-999 sq. ft. category represents the percentage of existing square feet of store space in the non-retail
use category in that store size range out off all non-retail uses outside of the 300 foot zone.
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Distribution of Vacancies:

Since any attempt to regulate the occupancy of stores will immediately affect those existing
vacancies in the Study Area, it is important to point out some items concerning the distributions
of vacancies. Similar to non-retail and retail uses, the majority of vacancies (approximately 75%)
is currently in smaller sized stores in terms of total existing, vacant store spaces. This condition
is further attested to by the significant relationship between commercial areas with a higher
percentage of smaller store spaces (less than 5,000 sq. ft.) having a greater percentage of
vacancies. In contrast, the majority of floor area vacancies (approximately 70%) is located in
large stores (greater than 20,000 sqg. ft.). Combined, these two conditions suggests the
consideration of a possible approach for regulating the distribution of non-retail and retail uses
that will address both existing small and large stores spaces. These options are reviewed further
in the next section of this report.

Costco Considerations:

The proposed future development of a Costco store at the corner of Route 60 and Riverwoods
Road in the Village of Mettawa could greatly affect the retail market of the Study Area.
According to Costco’s last annual fiscal year report®, the company’s stores average
approximately $130 million in sales per year. Based on the size of existing Costco’s stores in the
Chicagoland area’, this amount of annual sales would average approximately $775 per sq. ft. per
year. Due to the new Costco store’s potential comparative sales and range of goods provided, it
is anticipated that a portion of these annual sales will be at the expense of retail businesses within
the Village’s Study Area. As such, the new Costco store could reduce demand for retail space in
the Study Area. Thus, any occupancy mixture standard the Village may pursue should reflect
some considerations for this potential reduction in total demand for retail space in the area, and
may need to include some flexible range of standards for permitted uses/special use options. This
standard may need to be re-evaluated in a couple of years after the Costco has been in operation
to determine its full impact on the commercial real estate market of the area.

® Annual Report on Form 10K for FY Ending 08/30/09.
" Based on store sizes located in the villages of Lake Zurich and Niles.
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Possible Approaches to Regulating Use Distribution of
Occupancy:

As outlined, the distribution of uses tends to be fairly consistent in terms of levels exhibited by
the overall Study Area as compared to individual commercial areas. Variations do exist with
respect to location to roadway frontages and in the size of existing store spaces. These conditions
indicate that it is appropriate to consider a variety of ways to measure the distribution of
occupancy within the Study Area. Actual regulatory alternatives need to be explored further and
a consensus will need to be established on the appropriate alternative to address the balance of
retail and non-retail uses in the commercial areas of the Village.

The following are some potential concepts for further discussion concerning how to set the
possible range of occupancy percentages. The percentages discussed could potentially be based
on a variety of metrics, including floor area, existing store spaces, number of retail versus non-
retail uses, and others. As such, the exact metric is left open at this stage of the study due to the
conceptual nature of each of the following discussion points.

1) Percentage of the Whole Area:

This approach would set a maximum percentage for non-retail and retail uses that would
apply to the whole regulatory area. For example, the whole regulatory area could consist
of the Village’s core retail area (the areas fronting Milwaukee Ave./Route. 60), namely
the entire study area covered by this report.

This approach would be the easiest of the outlined approaches to determine an
appropriate occupancy mixture. The accounting for the conformance of the area with the
set occupancy levels could potentially be easily kept with information already maintained
by the Village.

This approach, however, could create difficulties in its administration since it does not
account for the different characteristics of preexisting buildings (store sizes, location of
store spaces, etc.), and it would also present the challenge of administering the
equitability of distributing allowable uses amongst a larger set property owners.

2) Percentage of a Subarea or Common Commercial Area:

A maximum percentage of non-retail and retail uses could be set that would apply to
predefined subareas within the core retail area. For instance, these subareas could be the
eleven Commercial Areas covered in this report or larger subareas based on geographical
distinct boundaries (e.g. west of Milwaukee Ave. & north of Route 60).

This approach would be fairly easy to determine the appropriate occupancy levels and it
would provide for some consideration of geographic factors and preexisting building
arrangements. The administration for this approach would present the challenge of
maintaining up-to-date records for each area and equitability of distributing allowable
uses amongst various property owners.
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3) Percentage of Separate Zones (i.e. inside & outside 300 foot frontage zone):

As noted in this report, non-retail uses tend to favor areas within 300 feet of the major
R.O.W.s as much as, or potentially more than, retail uses. As such, different occupancy
levels might be appropriate for locations with respect to the R.O.W. These levels could
also be used with set levels for predefined commercial areas. This approach would
account for some geographic factors affecting occupancy levels as well as some
preexisting buildings conditions. It, however, would also present a more significant
administrative challenge for record keeping since it could generate a variety of allowable
occupancy levels for various geographic considerations.

4) Percentage of Existing Store Size Spaces:

This approach would set appropriate occupancy levels based upon the size of existing
store size spaces. For example, the occupancy for small stores (less than 5,000 sq. ft.)
could be set at fifty/fifty between non-retail and retail uses within a given area, such as
the total Study Area, individual commercial areas, etc. Any remodeling of spaces to make
stores larger than 5,000 sq. ft. could either require the application of a percentage level
for the next larger size category (i.e. medium stores) or require a separate review process
for determining the appropriate use (e.g. special use process, etc.). This approach might
also be combined with any of the others discussed above.

As related in this report, the size of existing store units appear to be affecting the
occupancy levels of the Study Area both in terms of the level of vacancies as well as
location preferences for non-retail and retail uses. This approach addresses those specific
factors by providing significant considerations of existing building conditions and other
potential market conditions. It, however, would require a fairly active administration
process in terms of both accounting for occupancy levels and reviewing remodeling
activities

5) Quantity or Location Standards of Particular Uses:

A quantity of a particular use approach could set standards for the number or size of
particular non-retail or retail uses within a specified geographic area, such as the core
retail area or throughout the entire Village. For example, the maximum allowable number
of banks within the Village or a specified geographic area could be established and once
that number of banks is reached, any additional banks over the established standard could
be subject to a special use review.

Likewise, location standards could be set that could control the spacing of a particular
use. For example, a setback or spacing standard for a determined number of feet based on
rational location standards could be set for a particular use, and in turn, this setback or
separation could limit the total available sites in the Village or in specific geographic
areas for that particular use.
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A major strength of either of these approaches is that its implementation could follow the
same zoning administration process as other standards currently administered by the
Village. A potential weakness of the approach is the ability to determine appropriate
maximum numbers of particular uses and/or location standards. For example, a use type
may be too broadly defined to apply to all similar type uses (e.g. the general zoning
definition of banks can include banks with/without drive-throughs, banks accessory to
other uses, credit unions, etc., each of which might require different location
requirements.).

The distribution levels of any of the described above approaches can be incorporated into
regulations in a variety of ways. One possible zoning structure could include a range of standards
that are established to allow certain types or sizes of non-retail uses while proposals for
additional numbers or increased sizes of non-retail uses may need to be considered as part of a
special use review process or through a variation review process. Any such consideration will
also need to recognize existing special use, variation, and text amendment provisions.

Next Steps:

Based on the findings of this report and discussion points it raised, an initial review meeting with
Village staff and legal counsel was conducted. The options for regulating the occupancy levels of
the core retail area were reviewed and analyzed with respect to implementation and
administration. Additional ideas and concepts were raised concerning the economic conditions
and timing elements that may be affecting the core retail area and its vacancy rates.

With this initial review meeting completed, the next step is to present and discuss the potential
range of concepts available with the Village Board. From this presentation and subsequent
discussion, it is hoped the best direction with which to proceed to develop any potential
regulatory program can be outlined.
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Appendix A:

Village of Vernon Hills Zoning Ordinance
B-1 District - Retail Permitted Uses

13.2.2.1. Antique shops;

13.2.2.2. Art and school supply stores;

13.2.2.3. Art galleries;

13.2.2.4. Bakeries, provided that all goods produced on the premises are sold at retail on the
premises;

13.2.2.7. Bicycle shops;

13.2.2.8. Book and stationery stores;

13.2.2.9. Camera and photographic supply stores;
13.2.2.10. Candy, confectionery and ice cream stores;
13.2.2.11. Carpet and rug stores;

13.2.2.12. China and glassware stores;

13.2.2.14. Coin and philatelic stores;

13.2.2.15. Drugstores and pharmacies;

13.2.2.17. Electrical and household appliance stores;
13.2.2.18. Florist shop;

13.2.2.19. Foodstores, delicatessens, grocery stores, supermarkets;
13.2.2.20. Furniture stores;

13.2.2.21. Furrier shops;

13.2.2.22. Gift shops;

13.2.2.23. Hardware stores;

13.2.2.24. Hobby and craft stores;

13.2.2.25. Interior decorating shops;

13.2.2.26. Jewelry stores;

13.2.2.27. Leather goods and luggage stores;
13.2.2.28. Locksmith shop;

13.2.2.29. Meat markets;

13.2.2.31. Music stores;

13.2.2.32. Office supply stores;

13.2.2.33. Optical shops;

13.2.2.34. Paint and wallpaper stores;

13.2.2.38. Radio, T.V., hi-fi and record stores;
13.2.2.39. Restaurants: excluding dancing, the serving of alcoholic beverages, drive-in, carryout,
or fast food restaurants;

13.2.2.42. Shoe stores;

13.2.2.43. Sporting goods stores;

13.2.2.44. Retail tailor and dressmaking shops;
13.2.2.45. Toy stores;

13.2.2.47. Variety stores;

13.2.2.48. Wearing apparel shops;
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B-1 District - Retail Special Uses

13.3.6. Automobile service station and/or mini-mart and/or automobile laundry;
13.3.7. Cocktail lounge or package liquor store;

13.3.13. General retail sales;

13.3.14. Gunsmiths and gun shops;

13.3.18. Pet shops;

13.3.19. Restaurants serving alcoholic beverages;

13.3.20. Restaurants: drive-in, carryout, or fast food;

13.3.28. Warehouse retail facility.

B-1 District - Non-Retail Permitted Uses

13.2.2.5. Banks and savings and loan associations, but not including drive-in facilities;
13.2.2.6. Barber and beauty shops;

13.2.2.13. Clothes pressing establishments;

13.2.2.16. Dry cleaners and laundries, but not a central plant serving more than one retail outlet;
13.2.2.30. Medical and/or dental offices;

13.2.2.35. Photographic studios;

13.2.2.36. Physical culture and health services, gymnasiums, reducing salons;
13.2.2.37. Professional and general offices;

13.2.2.40. Schools: music, dancing, business;

13.2.2.41. Shoe, clothing and hat repair shops;

13.2.2.46. Travel bureaus;

13.2.2.49. Accessory uses, subject to the provisions of Article Four; and

13.2.2.50. Off-street parking facilities as required or permitted by Article Nineteen.

B-1 District - Non-Retail Special Uses

13.3.0. Amusement, recreation and training for adults.
[Exceptions:]
1. All activities must be conducted indoors.
2. No such activities in this use will be listed under any other special use in the Vernon Hills
Zoning Ordinance.
3. All activities in this special use will be in the B-1, General Business District.
4. The text amendment includes two separate paragraphs, one with alcohol and one without
alcohol.
13.3.1. Arcade for electronic games;
13.3.2. Animal clinic;
13.3.3. Animal hospital;
13.3.4. Any public building erected or leased by any department of a municipality, county, state
or federal government;
13.3.5. Any building erected or leased by any public utility (light, gas, telephone, water, sewer)
for use as a branch office and distribution center;
13.3.8. Convalescent care facility;
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13.3.9. Day care centers and nursery schools;

13.3.10. Drive-in banks, savings and loan associations, and currency exchanges;

13.3.11. Equipment rental,

13.3.12. Funeral parlors;

13.3.15. Hotels or motor hotels;

13.3.16. Medical or motor hotels;

13.3.17. Movie theaters;

13.3.21. Day camps and overnight camps operated in conjunction with a day camp;

13.3.22. Commercial picnic grounds, including the serving, but not sale, of alcoholic beverages,
and related activities;

13.3.23. Bowling facilities;

13.3.24. Landscape, construction and architectural offices and yard provided [proper] screening
for storage areas is provided and that no retail sales of material or related products shall take
place on said premises;

13.3.25. Children's recreation and fitness facilities.

13.3.26. Entertainment clubs.

13.3.27. Entertainment clubs serving alcohol.

13.3.29. Billiard facilities.

13.3.30. Houses of worship, convents, rectories, parsonages, parish houses and monasteries,
including nursery schools sponsored by and operated within the sponsor’s buildings.

13.3.31. Hourly drop-off childcare facilities operated within an enclosed retail shopping center,
where parents or custodians of the supervised children remain on the premise and are readily
available.

13.3.32. Automobile rental/leasing establishment.

13.3.33. Temporary use of a trailer or modular units to accommodate a financial institution with
or without drive-through facilities, subject to the standards set forth in
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Village of Vernon Hills Zoning Ordinance
B-P District - Retail Permitted uses.

16.2.8. Salesrooms and offices incidental to the permitted uses;

B-P District - Retail Special uses

16.3.1. Automobile, new car dealerships with new car showrooms, auto preparation and service bays,
new car storage and similar accessory uses normally consistent with a new car dealership. Used car sales
shall be permitted only in conjunction with a new car dealership, and shall be limited to a maximum of
three square feet of outdoor display area for each one square foot of new car indoor display, sales
showroom, excluding office space;

16.3.2. Automobile service stations for the retail sales and dispensing of fuels, lubricants, tires, batteries,
accessories and supplies, including installation and normal services customarily incidental thereto. All
activities except the retail sale and dispensing of fuel shall be conducted wholly within the building;

B-P District - Non-Retail Permitted Uses

16.2.1. Blueprint and photostating;

16.2.2. Bookbinding;

16.2.3. Engraving, printing and publishing;

16.2.4. Lithographing;

16.2.5. Manufacturing of medical and dental equipment, drafting, optical and musical instruments;
watches, clocks, toys and games; electrical or electronic apparatus and equipment from previously
fabricated parts;

16.2.6. Warehouse storage of nonhazardous materials, products and equipment, wholly enclosed within
the building;

16.2.9. Accessory uses, subject to the provisions of Article Four; and

16.2.10. Off-street parking and loading facilities as required or permitted by Article Nineteen.

B-P District - Non-Retail Special Uses

16.3.3. Any public building erected or leased by any department of a municipality, county, state or
federal government;

16.3.4. Any buildings erected or leased by any public utility (light, gas, telephone, water, sewer) for use
as a branch office and/or a distribution center;

16.3.5. Any production, processing, cleaning, services, testing, repair or storage of materials, goods, or
products of a nonhazardous nature or FCC licensed commercial A.M. band transmitting facilities, which
will not be injurious or offensive to the occupants of adjacent premises by reason of the emission or
creation of noise, vibration, smoke, dust or other particulate matter, toxic or noxious materials, odors, fire
or explosive hazards, glare or heat. Any uses permitted, including storage of any materials, products,
goods, vehicles or any other equipment or raw or finished materials, must be conducted entirely and
wholly within the building.

16.3.6. Sports complex.

16.3.7. Temporary use of a trailer or modular units to accommodate a financial institution with or without
drive-through facilities and subject to the standards set forth in Article Eighteen.
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Continental Executive Park Regulations
Permitted Retail Uses

All Permitted Retail Uses in the B-1 and L-I (Former) Zoning Districts, any use determined by
the Board of Trustees to be similar and compatible to the uses listed herein, and:
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Card Shops

Engraving and Printing Establishments
General Retail Sales

Gunsmiths and gun shops

Lithography Shops

Pets Shops

Video Stores

Special Retail Uses

All Special Retail Uses in the B-1 and L-1 (Former) Zoning Districts, any use determined by the
Board of Trustees to be similar and compatible to the uses listed herein, and:

oo

Cocktail Lounges

Package Liquor Stores

Restaurants (including those serving alcoholic beverages)
Properly Screened Outdoor sales

Permitted Non-Retail Uses

All Permitted Non-Retail Uses in the B-1 and L-I (Former) Zoning Districts, any use determined
by the Board of Trustees to be similar and compatible to the uses listed herein, and:
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Clinics (Eye, Medical and Dental)

Consumer Credit Offices

Equipment Rental (indoor)

Financial Offices

Hotels and motels

Insurance Sales

Light manufacturing, fabricating, processing, assembly, repairing, storing, servicing, or
testing of materials, goods or products and office uses related thereto
Medical/Dental/Optometric Offices

Movie Theatres and entertainment complexes

Office buildings

Professional, Business and General Offices

Real Estate Title Offices

. Research Laboratories (except biological and nuclear)
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Special Non-Retail Uses

All Special Non-Retail Uses in the B-1 and L-I (Former) Zoning Districts, any use determined by
the Board of Trustees to be similar and compatible to the uses listed herein, and:

Business and Trade Schools

Convalescent Care Facilities

Equipment Rental (outdoor)

Government Offices

Hotels/motels in excess of basic height limits set forth in Paragraph G herein
Parking Structures, Accessory or Non-Accessory

Private Clubs

Professional business and general offices in excess of basic height limits set forth in
Paragraph G herein

Research Laboratories, biological or nuclear

J. Wholesale Sales

S@me a0 o

Corporate Woods Business Park Regulations
Permitted Retail Uses

a. Accessory and factory outlet retail services.

Building material sales.

c. Eating and drinking establishments for which appropriate Village licenses have been
issued.

o

Special Retail Uses
a. None Listed.
Permitted Non-Retail Uses

a. Laboratories, offices and other facilities for research and development, including basic,
applied development and technical services conducted by or for any individual
organization or concern, whether public or private.

Engineering and testing laboratories and offices.

Offices, business or professional.

Clinics, medical and dental.

Banks and financial institutions.

Civic buildings.

Child care center.

Building material sales.

Contractors’ shops.

Hotels and motels
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k. Garages for storage, repair and servicing of motor vehicles, including body repair,
painting and engine rebuilding.

I.  Warehouse storage of nonhazardous materials, products and equipment, wholly enclosed
with the building.

m. Wholesale sales and warehouses.

Public utility facilities (including wells, water, reservoir and pumping stations).

0. Any manufacturing, fabricating, processing, assembly, repairing, storing, cleaning,

servicing, or testing of materials, goods or products, and related office uses.

Agriculture.

Private or Public Recreation and Social Facilities.

Accessory uses to the above permitted uses including outside storage as permitted by

Section E below.

s. Off-street parking and loading facilities as required or permitted by Section I of these
Zoning Standards.

>

~oo

Special Non-Retail Uses

a. Heliports.

b. Radio and television transmitting or antenna towers (commercial), telephone exchanges,
and other electronic equipment requiring outdoor structures, and including antenna
towers used for the sending of private messages, but not including private receiving
aerials or antennas.

c. Wind Energy Conversion System.

Cuneo —Gregg’s Landing Regulations
(Uses are further limited to certain portions of the property, which causes some uses to be
listed as both permitted and special uses. Residential area uses are not listed.)

Permitted Retail Uses

Antique shops
Bakeries (provided that all goods produced on the premises are sold at retail on the
premises)
Book and stationery stores
Camera and photographic stores
Candy, confectionary and ice cream stores
Card and gift shops
China and glassware stores
Cocktail lounges
Coin and philatelic shops
Drug stores and pharmacies
Florist shops
Furrier shops
. General retail sales
Greenhouses

oo
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0. Hobby and craft shops
p. Jewelry stores
g. Leather goods and luggage stores
r. Office supply stores
s. Optical shops
t. Package liquor stores
u. Restaurants (including those serving alcoholic beverages but excluding drive-in and
drive-through)
V. Shoe stores
w. Sporting goods stores
X. Retail tailor and dressmaking shops
y. Toy stores
z. Travel agencies
aa. Video stores
bb. Wearing apparel shops
cc. Sales room accessory to permitted uses
dd. Art and school supply stores
ee. Bicycle shops
ff. Food stores, delicatessens, grocery stores and supermarkets
gg. Furniture stores
hh. Hardware stores
ii. Household appliance stores
jJ. Interior decorating stores
kk. Locksmith shops
Il. Meat markets
mm. Music stores
nn. Paint and wallpaper stores
00. Pet stores
pp. Radio, t.v., hi-fi and record stores
qg. Schools, music & dancing
rr. Variety stores
ss. Any use determined by the Corporate Authorities to be similar and compatible to the uses
listed above.

Special Retail Uses

Carpet, rug and tile stores

Cocktail lounges

Properly screened outdoor sales

Automobile, new car dealerships with new car showrooms. Accessory uses and accessory
used car dealership.

Automobile service stations and/or mini-marts and/or automobile laundries

Gunsmiths and gun shops

Restaurants, drive-in and drive-through

Any use determined by the Corporate Authorities to be similar and compatible to the uses
listed above.
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Permitted Non-Retail Uses
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aa.
bb.
cc.
dd.
ee.

Hotels and motels

Business and professional offices and office buildings (including corporate headquarters);
Research and development facilities including the testing of products but not including
the manufacture of products (except as incidental to the research and testing of products)
Museums

Accessory uses

Arcades for electronic games

Art galleries

Banks and savings and loan associations (but not including drive-in or drive-through
facilities without the approval of the Corporate Authorities)

Clinics (medical and dental)

Dry cleaners and laundries (drop-off and pick-up only)

Physical culture and health services, reducing salons

Photographic studios

. Private clubs

Retail tailor and dressmaking shops

Travel agencies

Accessory uses

Blueprinting and photostating

Bookbinding

Engraving, printing and publishing

Lithographing

Warehouse storage of nonhazardous materials, products and equipment, wholly enclosed
within a building

Wholesale sales and warehouses

Light, manufacturing, fabricating, processing, assembly, repairing, storing, servicing or
testing of materials, goods or products

Research laboratories

Schools, music & dancing

Shoe and clothing repair shops

Day care centers

Equipment rental (indoor)

Business and professional offices and office buildings (including corporate headquarters)
Off-street parking areas and parking facilities

Any use determined by the Corporate Authorities to be similar and compatible to the uses
listed above.

Special Non-Retail Uses

a.
b.

Business and trade schools
Equipment rental (outdoor)
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Medical clinics

Any building owned or leased by a public utility as a branch office or distribution center
Any public building erected or leased by any department of municipal, state, county or
federal government

Animal clinic

Animal hospital

Banks and savings and loan associations, drive-in and drive-through

Business and trade schools

Funeral parlors

Wholesale sales

Any use determined by the Corporate Authorities to be similar and compatible to the uses
listed above.

Extended Stay Outlot Regulations
Permitted Retail Uses

All Permitted Retail Uses in the B-1 Zoning District and:

o0 o

Engraving, lithography, copying, and Printing Establishments
General Retail Sales

Pet Shops

Restaurants, excluding fast food and drive-thru components
Video Stores

Permitted Retail Uses

All Retail Special Uses in B-1 Zoning Districts and any use determined by the Board of Trustees
to be similar and compatible to the uses listed herein.

Permitted Non-Retail Uses

All Permitted Non-retail Uses in the B-1 Zoning District and:

Q0o

Clinics (Eye, Medical and Dental)

Consumer Credit & Financial Offices

Hotels

Insurance Sales

Medical/Dental/Optometry Offices

Service oriented businesses that include airline ticket agents, hair and body salons, and
real estate brokerages

Permitted Non-Retail Uses
All Non-Retail Special Uses in B-1 Zoning Districts and any use determined by the Board of
Trustees to be similar and compatible to the uses listed herein.
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Business and Trade Schools

Cocktail Lounges

Convalescent Care Facilities

Equipment Rental (outdoor)

Government Offices

Package Liquor Stores

Hotels/motels in excess of basic height limits set forth in Paragraph G herein
Parking Structures, Accessory or Non-Accessory

Private Clubs

Restaurants (including those serving alcoholic beverages)

Professional business and general offices in excess of basic height limits set forth in
Paragraph G herein

Properly Screened Outdoor sales

Research Laboratories, biological or nuclear

Wholesale Sales

Rivertree & Marketplace
(Uses are further limited to certain portions of the property

Permitted Retail Uses

All Permitted Retail Uses in the B-1 and L-1 (Former) Zoning Districts, any use determined by
the Board of Trustees to be similar and compatible to the uses listed herein, and:

e K

Cardshops

Cocktail Lounges

General Retail Sales

Gunsmiths and gun shops

Insurance Sales

Package Liquor Stores

Pet Shops

Restaurants (including those serving alcoholic beverages)
Video Stores

Special Retail Uses

All Special Retail Uses in the B-1 and L-1 (Former) Zoning Districts, any use determined by the
Board of Trustees to be similar and compatible to the uses listed herein, and:

a.

Properly Screened Outdoor Sales

Permitted Non-Retail Uses
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All Permitted Non-Retail Uses in the B-1 and L-1 (Former) Zoning Districts, any use determined
by the Board of Trustees to be similar and compatible to the uses listed herein, and:

Clinics (Eye, Medical and Dental)

Consumer Credit Offices

Engraving and Printing Establishments

Equipment Rental (indoor)

Financial Offices

Insurance Sales

Lithography Shops

Medical/Dental/Optometric Offices

Movie Theatres and entertainment complexes

Professional, Business and General Offices

Real Estate Title Offices

Real Estate Brokerage Offices
. Light manufacturing, fabricating, processing, assembly, repairing, storing, servicing or

testing of materials, goods or products and office use related thereto
n. Research Laboratories
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Special Non-Retail Uses

All Special Non-Retail Uses in the B-1 and L-I (Former) Zoning Districts, any use determined by
the Board of Trustees to be similar and compatible to the uses listed herein, and:

Business and Trade Schools
Equipment Rental (outdoor)
Government Offices

Properly Screened Outdoor Sales
Wholesale Sales

Convalescent Care Facilities
Private Clubs
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APPEND'X B.Source.Data: Square feet am?unts and occupancy data based Inside Gross
upon marketing materials, aerial photographs, and field research; February 2010.
300’ Leasable
Store Category Zone |Area (GLA) %
1. Shoppes at Gregg's Landing* Total Sq. Ft. = 182,213
Amcore Bank (Estimate) Non-Retalil Yes 13,500
Total Non-Retail 13,500 7.4%
Lowe's Retail No 138,684
Staples Retail Yes 20,000
Starbucks Retail Yes 1,850
Jersey Mike's Retail Yes 1,812
Fiore Jewelers Retail Yes 1,800
Panda Express Retail Yes 2,260
Total Retail 166,406 91.3%
Vacant Vacant Yes 2,307
Total Vacant 2,307 1.3%

*Does not include Phase 2.
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APPEN DIX B Source Data: Square feet amounts and occupancy data based

Gross
upon marketing materials, aerial photographs, and field research; February 2010.

Leasable

Category
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APPEN DIX B Source Data: Square feet amounts and occupancy data based

Gross
upon marketing materials, aerial photographs, and field research; February 2010.

Leasable

Category
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APPENDIX B Source Data: Square feet amounts and occupancy data based

Inside Gross
upon marketing materials, aerial photographs, and field research; February 2010.

300' Leasable
Store Category Zone |Area (GLA) %

*Does not include mall kiosks.

3. Hawthorn Village Commons Total Sqg. Ft.= 139,971
Love Nails Spa Non-Retail No 1,800
Majestic Dry Cleaning Non-Retail No 1,757
Top Driver Driving School Non-Retail No 1,033
Village Dental Clinic Non-Retail No 2,949
Zaines Non-Retalil No 6,046
Sum Non-Retail 13,585 9.7%
Babies R US Retail No 37,000
Bo-Bo's Gyros Retail No 2,305
Cookies by Design Retail No 1,448
Dollar Tree Retail No 11,974
Dominick's Retalil No 46,984
El Famous Burrito Retail No 1,685
Mobil Gas Station (Estimate) Retall Yes 1,500
Pearle Vision Retail No 3,077
Petal Peddlers Retail No 1,486
Saffron Retail No 3,631
Sprint Retail No 668
Tajine Retail No 1,950
Tasty Thai Retail No 1,802
The Great Frame Up Retail No 1,455
Wendy's Retail Yes 2,665
Sum Retail 119,630 85.5%
Vacant Vacant No 1,744
Vacant Vacant No 1,403
Vacant Vacant No 2,000
Vacant Vacant No 1,609
Sum Vacant 6,756 4.8%
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APPENDIX B Source Data: Square feet amounts and occupancy data based

upon marketing materials, aerial photographs, and field research; February 2010. |n3$0|(()jle LS{:;:;E
Store Category Zone |Area (GLA) %
4. Bear Lake Total Sq. Ft.= 17,300
Non-Retail Non-Retail No 0
Total Non-Retail 0 0.0%
Fiamma Pizza & Pasta Retail No 8,300
OPA Retail No 9,000
Total Retail 17,300| 100.0%
Vacant Vacant No 0
Total Vacant 0 0.0%

6. Townline Commons Total Sqg. Ft.= 296,555
LaSalle Bank Non-Retail Yes 6,000
Sears Dental Non-Retail No 4,500
Supercuts Non-Retail No 1,280
Wells Fargo Financial Non-Retail No 2,250
Wells Fargor Home Mortgage Non-Retall No 4,118
Sum Non-Retail 18,148 6.1%
AT&T Wireless Store (Estimate) Retail Yes 3,250
Casual Male (Estimate) Retall Yes 3,250
Corner Bakery (Estimate) Retail Yes 3,250
Discovery Clothing Retail No 12,000
Jared Jewelers Retail Yes 6,000
Office Max Retail No 24,000
Oreck Retail No 1,830
Payless Shoes Retail No 2,392
Petco Retail No 20,000
Toys R US Retail No 40,000
Wal-Mart Retail No 110,000
Golf Galaxy Retail No 16,200
Sum Retail 242,172 81.7%
Vacant (Estimate) Vacant Yes 3,250
Vacant Vacant No 2,250
Vacant Vacant No 28,335
Vacant Vacant No 2,400
Sum Vacant 36,235 12.2%

Prepared by the Village of Vernon Hills and Rolf C. Campbell Associates, Inc.

47



Village of Vernon Hills Commercial Space Occupancy Analysis
Initial Findings Report

APPENDIX B .Source .Data: Square feet am(?unts and occupancy data based Inside Gross
upon marketing materials, aerial photographs, and field research; February 2010.
300' Leasable
Store Category Zone |Area (GLA) %

7. Hawthorn Hills Fashion Square Total Sqg. Ft.= 222,096
Citibank Non-Retail Yes 5,200
First Spa Nails Non-Retail No 2,039
Great Clips Non-Retail No 770
Palumbo Dry Cleaners Non-Retail Yes 1,000
Scott's Headquarters Non-Retail No 2,025
Uzma's Threading Place Non-Retail No 1,200

Total Non-Retail 12,234 5.5%
After Hours Retail No 1,500
Chuck E Cheese Retail No 14,040
Dunking Donuts Retail Yes 1,750
Factory Card Outlet Retail No 9,554
Family Christian Stores Retail No 7,809
Fast Frame Retail Yes 1,000
Fast Signs Retail Yes 2,250
Fireplace Plus Retail Yes 1,000
Gamestop (Funcoland) Retail Yes 1,000
IHOP Retail Yes 3,250
Irae 60 Japanese Steakhouse Retail No 5,040
Jamba Juice Retail Yes 1,500
KFC Retail Yes 3,000
McDonald's Retail Yes 6,000
Men's Warehouse Retail No 5,014
Men's Warehouse Tux Retail No 9,480
Omaha Steaks Retail Yes 1,000
O'Reilly Furniture Retall No 6,000
Panera Bread Retail No 4,516
Peacock Restaurant Retail No 3,510
Potbelly's Retail Yes 2,000
Sally Beauty Supply Retail No 2,251
Subway Retail No 2,423

Total Retail 94,887 42.7%
Vacant Vacant No 36,875
Vacant Vacant No 70,000
Vacant Vacant Yes 3,600
Vacant Vacant Yes 4,500

Total Vacant 114,975 51.8%
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APPEN DIX B Source Data: Square feet amounts and occupancy data based

upon marketing materials, aerial photographs, and field research; February 2010. Inside Gross
300' Leasable
Store Category Zone |Area (GLA) %
9. Rivertree Court Total Sq. Ft.= 336,772
1st American Bank Non-Retail Yes 3,978
Bavaro Hair Non-Retail No 2,246
Cozy Cleaners Non-Retail Yes 1,081
Graphic Nails Non-Retail Yes 1,000
Kerasotes Rivertree Court (Estimate) Non-Retail No 40,000
Kister Dental Associates Non-Retail Yes 1,700
Massage Envy Non-Retail No 2,995
New Vernon Hills Currency Exchange Non-Retail Yes 1,000
Sport Clips Non-Retail Yes 1,000
State Farm Insurance Non-Retail Yes 1,000
Time & Time Again Non-Retail Yes 1,196
Total Non-Retail 57,196 17.0%
Alphagraphics Retail Yes 2,000
Beauty & the Bead (Est) Retail Yes 1,400
Bedding experts Retail Yes 5,070
Best Buy Retail No 44,384
Catherines Plus Retalil No 4,706
Eloise Chicago Bakery & Eatery Retail Yes 2,000
Green Basil Retail No 2,631
Hallmark Retail No 4,942
Harlem Furniture Room Place Retail No 23,431
Jenniefer Convertibles Retail No 2,318
Justice for Girls Retail No 5,600
Michael's Retail No 20,957
Nirvana Wine & Grill Retalil No 2,520
Office Depot Retail No 26,555
Offshore Retail Yes 1,196
Old Country Buffet Retail No 10,400
Olive Garden Retail Yes 9,096
Orchid Asia Stir Fry Retail Yes 1,300
PetsMart Retail No 24,181
Pier One Imports Retail Yes 8,762
Sushi Masa Retalil Yes 1,196
Tea Harbor Retail Yes 1,000
The Avenue Retail No 4,942
TJ Maxx Retail No 25,020
Ulta Retalil No 11,250
Verizon Retail Yes 4,419
Total Retail 251,276 74.6%
Vacant Vacant No 1,950
Vacant Vacant No 1,735
Vacant Vacant No 2,754
Vacant Vacant No 4,942
Vacant Vacant No 1,500
Vacant Vacant No 2,246
Vacant Vacant Yes 1,000
Vacant Vacant No 2,188
Vacant (1/2 5 Guys) Vacant Yes 1,400
Vacant (Blockbuster) Vacant Yes 6,585
Vacant (Philly Cheese Steak Express) Vacant Yes 2,000
Total Vacant 28,300 8.4%
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APPENDIX B .Source 'Data: Square feet am(?unts and occupancy data based Inside Gross
upon marketing materials, aerial photographs, and field research; February 2010.
300’ Leasable
Store Category Zone |Area (GLA) %

10. The Marketplace/Kohl's/Sam's Total Sq. Ft.= 738,581
Arbor Hills Dental (Estimate) Non-Retail Yes 2,600
Chase (Estimate) Non-Retail Yes 3,000
US Bank (Estimate) Non-Retail Yes 2,600

Total Non-Retail 8,200 1.1%
Ashley Furniture Retail No 68,000
Back to Bed (Estimate) Retail Yes 2,600
Bed Bath & Bevond Retail No 40,422
Caribou Coffee (Estimate) Retail Yes 2,600
Chipotle (Estimate) Retail Yes 2,600
DSW Shoes Retail No 30,000
Gamestop (Estimate) Retall Yes 3,000
Home Depot Retail No 111,400
Jimmy John's (Estimate) Retail Yes 3,000
JoAnn Fabrics Retall No 40,024
Kohl's Retail No 87,000
Lazy Boy Retail Yes 19,000
Max & Irma's Retail Yes 7,200
Miracle Medical Supply (Estimate) Retall Yes 2,600
Old Navy Retall No 19,360
Sam's Club Retail No 128,000
Sprint (Estimate) Retail Yes 3,000
Tsukasa of Tokyo Retail No 10,512
Vitamin Shoppe (Estimate) Retall Yes 3,000
Wholesale Carpet Design (Estimate) Retalil Yes 7,800

Total Retail 591,118 80.0%
Vacant (Circuit City) Vacant Yes 33,000
Vacant (Expo Design Center) Retail No 106,263

Total Vacant 139,263 18.9%
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