a1l BRIDGE

PROJECT DESCRIPTION
Proposed Redevelopment of the Baxter Campus

Bridge Industrial ("Bridge”) is the contract purchaser of 1 Baxter
Parkway in unincorporated Lake County. The 101-acre site is
currently improved with a series of office buildings totaling 645,688
square feet. Baxter International developed the campus in 1972 as
their corporate headquarters but given the age and functional
obsolescence of the buildings, they are in the process of relocating
to a to be determined, newer, more functional facility. The property
is currently zoned LI-Limited Industrial and GO-General Office by
Lake County.

Bridge proposes to annex the property to Deerfield and rezone the
site for industrial and recreational use. The intent is to demolish all
existing structures and redevelop the property as a state-of-the-art
business park that will attract new users to the area. The three-
building plan includes an 896,700 square foot, speculative,
industrial building, a 228,450 square foot, speculative, multi-tenant,
industrial building and a 156,600 square foot recreational facility
with a full size indoor soccer field, an indoor youth baseball field
and 6 outdoor pickleball courts. The two industrial buildings would
be able to accommodate a variety of uses including warehouse,
distribution, assembly, and light manufacturing. The recreational
facility would be designed such that it could be converted to
industrial use in the future if need be. The Deerfield Park District
has expressed a high level of interest in leasing the recreational
facility, which has been designed to meet their needs. All three
buildings would be available for use 24 hours a day, seven days a
week.

9525 W. Bryn Mawr Avenue, Suite 700, Rosemont, IL 60018, 312.683.7230
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PLAN REVIEW RESPONSE

TO: Jeff Ryckaert, Principal Planner and Dan Nakahara, Planner
FROM: Jon Pozerycki and Mark Houser, Bridge Industrial
DATE: February 10, 2023

RE: Prefiling Conference Plan Review Response
Narrative
1. Explain if the project will be done in one phase, or if the project is phased, please
explain.

Response: Phasing of the project depends on the timing of the Deerfield

Park District (“DPD”). If the DPD is ready to go when Bridge is, all three
building will be developed at the same time as soon as Bridge receives Village
approval. If the DPD is not ready to go when Bridge is, mass grading and
construction of Buildings B & C will occur at the same time in Phase | and
Building A will be developed in Phase Il when the DPD is ready.

Regardless of phasing, both industrial buildings will be constructed on a
speculative basis at the same time immediately after closing.

2. Describe how the property will be used during the overnight hours.

Response: Buildings B & C will be developed as speculative, industrial
warehouse distribution facilities so Bridge can’t say definitively how  the
buildings will be used during the overnight hours. Bridge speculates that the
typical users in this area and for these types of buildings will have minimal
overnight usage. The DPD currently has no plans to operate Building A
overnight.

3. Please explain what measures (design of the facility, landscape buffering,
distance to property lines) are taken in these plans to contain noise generated at
facility.

Response: There will be extensive landscaping around the perimeter of the
development, which is designed to shield all sight lines from the building (see
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plans for visual representation). In addition, the docks on the west side of
Building C and the docks on Building B are shielded by building bump outs at
either end of the docks as well as the fact that they face each other so that all
three buildings help screen the docks. The docks on the east side of Building C
face 1-94, which acts as a buffer. The nearest industrial building to Saunders
Road will be roughly 900’

4. Explain how many tenants do you anticipate could go into Building B & Building
C? Is there any likelihood that a single user can use both buildings or single use
for each building?

Response: Building A will be operated by the DPD as a single tenant.
Building B is designed to accommodate multiple tenants with the most likely
scenario being one to three tenants depending on the market.

Building C is designed to accommodate multiple tenants with the most likely
scenario being one or two tenants depending on the market.

5. Explain if the size of the proposed buildings is an industry standard with many
user types?

Response: Building A is designed specifically for the DPD.

Building B is very typical of smaller multi-tenant buildings that are found
throughout Lake County and northern Cook County.

Building C is typical of cross-dock facilities that more and more tenants are
looking for in the entire Chicago metropolitan area and specifically designed to
attract a higher end Fortune 500 company that is looking for a regional
headquarters.

Site Plan

The I-2 Limited Industrial District is the most appropriate district for variety of uses
envisioned for the property. See Articles 12.08 (Industrial Planned Unit Development
and Article 6.02 I-2 Limited Industrial District. Please update the data table with the
maximum height of 35 feet and the minimum perimeter setbacks of 100 feet for the
front yard and corner side yards, and side and rear yards of 25 feet. Add recreational
parking requirement to the data table. Parking for recreational uses is 1 parking space
for each 3 patrons based on the design capacity of the facility in terms of the largest
number of patrons to be served at one time.

1000 W. Irving Park Rd, Suite 150, Itasca, IL 60143, 312.683.7230
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Response: See attached site plan.

Landscape Plan (see attached plan)
1. What is the height of proposed berms on west property line?

Response: 2-3’

2. The Plan Commission may want to see what is visible from the viewpoint of
someone looking at the property from the north, south and west across the
street. Attached are example line of sight drawings for other larger projects and
we would recommend trying to have one for the prefiling conference.

Response: See attached exhibit.

3. Will the proposed landscaping mitigate the landscaping lost on the property per
the Village’s tree ordinance?

Response: A tree survey is currently being conducted so we’ll have a
definitive answer shortly. The expectation is that Bridge will meet the
Village’s tree ordinance.

Stormwater Management
1. How deep are the stormwater basins? Will they have standing water in them on
a permanent basis?

Response: The proposed stormwater basins are intended to be natively
planted with deep-rooted vegetation to promote infiltration with a minimal
water depth — 6” or less in the bottom. This is necessary to provide for the RVR
requirement of the Lake County Watershed management ordinance.

During the design of the site, some of the ponds may have an open water
component to that will be anywhere from 8’ to 10’ deep. The design of the
site is in process and will be finalized over the next couple months.

1000 W. Irving Park Rd, Suite 150, Itasca, IL 60143, 312.683.7230

bridgedev.com



a1l BRIDGE

2. Since there is a nature walk is there any safety concern with the side slopes of
detention basin?

Response: The design of the proposed paths will take into consideration the
proximity to the proposed ponds and provide adequate distance for safety.

Traffic (see attached memo)

1. Please provide more information on the type of delivery vehicles (semi-trucks,
box trucks, cargo vans) this facility is expected to generate — will the traffic in this
development mostly be from semi-trailer truck type trucks? If you have a
percentage estimate of semi-trucks to the rest of the delivery vehicles, that
would be useful.

Response: While it is anticipated that the truck traffic will be a mix of different

size vehicles, given that the development is speculative, it is typical to the

market to assume that the projected truck traffic will primarily be semi-trucks.
2. When is weekday morning peak hour?

Response: The Weekday morning peak is between 7:45 A.M. and 8:45 A.M.

3. When is weekday evening peak hour?

Response: The Weekday evening peak hour is between 4:30 P.M. and 5:30
P.M.

4. Are there any weekend peak hours?
Response: Weekend traffic conditions were not considered as traffic from the

proposed development as well as on the roadway system will generally be
lower than during the critical weekday peak hours.

1000 W. Irving Park Rd, Suite 150, Itasca, IL 60143, 312.683.7230
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PROPOSED UTILITY CONNECTIONS & STORM WATER

MANAGEMENT NARRATIVE
SPACECO, Inc. (#12271)
February 1, 2023

The following describes the proposed utility connections and storm water management
approach for the proposed redevelopment of the Baxter Healthcare campus at 20409 N
Saunders Road, Lake County, IL.

UTILITY CONNECTIONS
Water
Water service for this property is provided by The Village of Deerfield.

The existing Baxter Campus is serviced by a single connection to the 12” public water
main within the Hawthorne Lane ROW.

The proposed redevelopment will propose two (2) connections to the public water main.
One connection to the public water main within the Hawthorne Lane ROW and one
connection to the public water main within the Saunders Road ROW.

Sanitary
Sanitary service for this property is provided by Lake County Public Works.

The existing Baxter Campus is serviced by two (2) connections to the 18" public
sanitary main within the Saunders Road ROW. One connection located north of the
site’s access drive is used to serve the campus, and one connection located near the
south property line is used to serve a maintenance building.

The proposed redevelopment will propose a single connection to the 18” public sanitary
main within the Saunders Road ROW to serve the proposed buildings.

STORM WATER MANAGEMENT DESCRIPTION
Existing Conditions & Drainage Divide

Under existing conditions, the Baxter Healthcare Campus is fully developed with
multiple buildings, parking lots, access drives, a dense woodland area with multiple
isolated wetlands, grass areas, and a series of ponds.

The majority of the site drains to the on-site ponds located along the north, east and
southeast property lines. The existing ponds discharge off-site to the 1-94 ROW via
multiple sub-surface pipes. The east portion of the site is ultimately tributary to the West
Fork of the North Branch Chicago River Watershed.

The remaining west portion of the site will flow to the west and is tributary to the existing
storm sewer system within the Saunders Road ROW, which is ultimately tributary to the
Lower Des Plaines River Watershed.

The existing watershed drainage divide will be maintained as part of the proposed
stormwater management approach.



Off-Site Flows

A portion of the Horizon Therapeutics property, located to the south, is tributary to the
east portion of the site. The off-site flows enter the eastern on-site pond near the
southeast corner of the property via a subsurface storm sewer. The off-site area from
the Horizon Therapeutics property is eventually tributary to the 1-94 ROW along with
rest of the on-site east drainage area.

Site Detention Requirements

Detention volume will be required for the proposed development areas within the east
and west drainage areas, respectively, per the criteria of the Lake County Watershed
Development Ordinance (WDO). Storm sewers meeting WDO requirements will be
proposed to convey water to the detention areas.

The allowable release rates used to determine the required detention storage for each
drainage area will be based on the 2-year and 100-year watershed release rates of 0.04
cfs/acres and 0.15 cfs/acre, respectively, as specified by the Ordinance.

The required detention storage will be analyzed with a HEC-HMS hydrologic model
using the 2-year and 100-year 24-hour storm events, as specified by Bulletin 75 for
Northeast lllinois, and Huff Quartile Distribution to demonstrate that the required storage
and allowable release rates will be met for each drainage area.

Since the upstream area from the Horizon Therapeutics property will be tributary to the
proposed stormwater basins within the east drainage area, a Detention Volume Safety
Factor is required in addition to the detention volume calculated per ordinance. The
Detention Volume Safety Factor is equal to one (1) plus 0.05 times the ratio of upstream
tributary drainage area to on-site detained tributary drainage area.

The required detention volumes will be provided in native vegetated bottom stormwater
basins.

Site Best Management Practice (BMP) Requirements

The required Runoff Volume Reduction (RVR) will be provided by a combination of the
storage below the detention outfall of the stormwater basins, the preservation of the
existing 2-year, 24-hour runoff volume to the on-site Isolated Wetlands, and the volume
utilized to meet the Water Quality Treatment requirement.

The bottom of the proposed stormwater basins will be natively planted with deep-rooted
vegetation to promote infiltration. The RVR volume provided below the detention outfall
of the stormwater basin will be infiltrated in less than 96 hours as required by ordinance.

The required Water Quality Treatment will be met with providing a stormwater quality
unit placed downstream of the proposed outlet control structure. The water quality
device will be designed to treat the volume of 0.5” of runoff for the new impervious
areas with a minimum 70% hydrocarbon removal rate.
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MEMORANDUM TO: Mark Houser
Bridge Industrial

FROM: Luay R. Aboona, PE, PTOE
Principal

DATE: February 9, 2023

SUBJECT: Traffic Impact Statement

Proposed Industrial Development
Deerfield, Illinois

This memorandum summarizes the results and findings of a site traffic evaluation conducted by
Kenig, Lindgren, O’Hara, Aboona, Inc. (KLOA, Inc.) for the proposed industrial development to
be located in Deerfield, Illinois. The site, which is currently occupied by Baxter Corporate
Headquarters, is located at 1 Baxter Parkway on the east side of Saunders Road between Lake
Cook Road and Deerfield Parkway. As proposed, the site will be redeveloped to contain two
warehouse/distribution buildings totaling approximately 1,125,150 square feet of building area and
a 156,600 square-foot indoor sports complex that will contain soccer and baseball fields. Access
to the proposed warehouse/distribution buildings will be provided via Baxter Parkway, which has
a signalized intersection with Saunders Road and via Hawthorne Lane, which is under stop sign
control at its intersection with Saunders Road. Access to the proposed indoor sports complex will
be provided off Hawthorne Lane only. Figure 1 shows an aerial view of the site.

The purpose of this evaluation is to determine the impact of the traffic generated by the proposed
development on the area roadway system and the adequacy of the proposed access.

Existing Traffic Conditions

The following provides a detailed description of the physical characteristics of the roadways
including geometry and traffic control and available average daily traffic volumes along the
adjacent area roadways.

Saunders Road (Lake County Highway W34) is a north-south arterial that provides two through
lanes in each direction separated by a striped median. At its signalized intersection with Baxter
Parkway/Thorngate Lane, Saunders Road provides exclusive left-turn lanes in both directions and
a northbound right-turn lane. Saunders Road has a posted speed limit of 45 miles per hour, is under
the jurisdiction of the Lake County Division of Transportation (LCDOT), and carries an Annual
Average Daily Traffic (AADT) volume of 13,800 vehicles (IDOT 2019).

Lake Cook Road is an east-west, major arterial that provides three through lanes in each direction.
At its signalized intersection with Saunders Road, dual left-turn lanes and exclusive right-turn
lanes are provided on all approaches. Lake Cook Road has a signalized Diamond Interchange with
1-294, where dual left-turn lanes and exclusive right-turn lanes are provided on the eastbound and
westbound approaches. Dual left-turn and right-turn lanes are provided on the off-ramps. Lake
Cook Road has a posted speed limit of 45 miles per hour, is under the jurisdiction of the Cook
County Department of Transportation and Highway (CCDOTH), and carries an AADT volume of
46,900 vehicles (IDOT 2018).

KLOA, Inc.



Aerial View of Site Figure 1



Deerfield Road (Lake County Highway A47) is an east-west, major arterial that is widened at its
signalized intersection with Saunders Road to provide an exclusive left-turn lane, two through
lanes, and an exclusive right-turn lane on the eastbound and westbound approaches. Deerfield
Road has a signalized interchange with 1-294, accommodating traffic traveling to and from the
south. Deerfield Road has a posted speed limit of 40 miles per hour, is under the jurisdiction of the
Village of Deerfield, and carries an AADT volume of 17,400 vehicles (IDOT 2019).

Baxter Parkway is an east-west, two-lane access roadway that serves Baxter Corporation. Baxter
Parkway is widened at its approach to its signalized intersection with Saunders Road to provide an
exclusive left-turn lane and a shared through/right-turn lane. The west leg of this intersection is
Thorngate Lane.

Hawthorne Lane is an east-west access roadway that serves Baxter Corporation as well as other
office and hotel uses on the north side. Hawthorne Lane provides one inbound lane and one
outbound lane at its intersection with Saunders Road with outbound movements under stop sign
control. A southbound left-turn lane is provided on Saunders Road.

Traffic Characteristics of the Proposed Development

As indicated earlier, the site will be developed with two warehouse/distribution buildings totaling
approximately 1,125,150 square feet and a 156,600 square-foot indoor sports complex. Access to
the proposed warehouse/distribution buildings will be provided via Baxter Parkway, which has a
signalized intersection with Saunders Road in alignment with Thorngate Lane. Access to the
proposed indoor sports complex will be provided off Hawthorne Lane only. A copy of the site plan
is included in the Appendix.

Development Traffic Generation

The number of peak hour trips estimated to be generated by the proposed development was based
on vehicle trip generation rates contained in Trip Generation Manual, 11" Edition, published by
the Institute of Transportation Engineers (ITE). The Warehousing (Land-Use Code 150) rate was
used for the proposed warehouse/distribution buildings while Soccer Complex (Land-Use Code
488) was used for the indoor sports complex. Table 1 shows the estimated vehicle trip generation
for the weekday morning and evening peak hours as well as daily traffic. Table A, located in the
Appendix, summarizes the estimated hourly truck trip generation for the proposed
warehouse/distribution buildings.

Trip Generation Comparison

As indicated earlier, the site is currently occupied by Baxter Corporate Headquarters, which is
approximately 645,699 square feet in size with a peak employee occupancy of 900 people. The
amount of traffic that was generated by Baxter at full occupancy was also estimated utilizing trip
rates published by ITE for Corporate Headquarters Building (Land-Use Code 714). Table 2
summarizes this traffic with the trips estimated for the proposed development including the
warehouse/distribution buildings and the indoor sports complex.



Table 1
ESTIMATED TRIP GENERATION

Weekday Morning | Weekday Evening

Type/Size Peak Hour Peak Hour Daily Trips
150 Warehousing 122 37 159 45 117 162 909 909 1,818
(1,125,150 s.f) ’
Trucks 13 21 34 23 19 42 308 308 616
Passenger Vehicles 109 16 125 22 98 120 601 601 1,202
Soccer Complex
488 (156,600 5.1.) 5 5 10 43 23 66 143 143 286
Total 127 42 169 88 140 228 1,052 1,052 2,104
Table 2
TRIP GENERATION COMPARISON

ITE Weekday Morning | Weekday Evening
Land- Type/Size Peak Hour Peak Hour

Daily Trips
Use
Code

Proposed

150/488 Development

127 42 169 88 140 228 1,052 1,052 2,104

Corporate
Headquarters
Building
(645,699 s.f.)

Difference -605  -13 -618 +18 -572 -554 -1,168 -1,168 -2,336
Percent Reduction -82% -24% -79% +25% -80% -71% -53% -53% -53%

714 732 55 787 70 712 782 2,220 2,220 4,440




As can be seen, Baxter at full occupancy generated approximately four to five times more trips
during the peak hours and approximately twice the amount of traffic on a daily basis. This
reduction in the number of trips will result in a significantly lower traffic impact on the area
roadways, allowing for additional reserve capacity at the impacted intersections to accommodate
future increases in traffic resulting from regional growth and/or other potential developments in
the area.

Traffic Evaluation

When the estimated peak hour traffic volumes anticipated to be generated by the proposed
development are compared to the existing traffic volumes on the surrounding roadway network,
the development-generated traffic will not have a detrimental traffic impact on the area roadways
based on the following:

o The proposed warehouse development will only generate approximately 159 and 162 trips
during the weekday morning and weekday evening peak hours, respectively, and 1,818
trips daily.

. These trips will average less than three trips every minute during the weekday morning
(7:45-8:45 A.M.) and weekday evening (4:30-5:30 P.M.) peak hours, which is low and not
impactful.

. The warehouse/distribution trips will increase the two-way daily traffic volumes along the
adjacent roadways as follows:

o Saunders Road: Approximately ten percent
o Lake Cook Road: Approximately three percent
o Deerfield Road: Approximately two percent

Access Evaluation

As previously indicated, main access to the warehouse/distribution buildings will be provided via
the existing signalized intersection of Baxter Parkway with Saunders Road. The design of the
access road with two inbound lanes and two outbound lanes will ensure that efficient and adequate
access is provided. Left turns in and right turns out can be accommodated by the existing turn
lanes, which provide adequate storage to accommodate the projected queues. Further, secondary
access to the warehouse/distribution buildings and main access to the indoor sports complex will
be provided via the existing unsignalized intersection of Hawthorne Lane with Saunders Road,
which is also utilized by the adjoining office/hotel uses that front it on the north side. The design
of this access road with one inbound lane and one outbound lane will be sufficient and adequate.
It is recommended that truck traffic be restricted from using Hawthorne Lane. Signage and internal
design features should be provided to enforce the restriction.



Truck Traffic

As indicated earlier, Table A in the Appendix summarizes the hourly truck trip generation of the
proposed warehouse/distribution buildings based on ITE rates. It should be noted that given the
type of potential tenants that are anticipated to occupy these buildings, the anticipated truck traffic
will be lower than shown. As can be seen from Table A, the amount of trucks on an hourly basis
will be low, with a maximum of 69 trucks occurring at 11:00 A.M., which is outside the roadway
system’s peak hours. This low volume of truck traffic can be accommodated by the area roadway
system including the signalized access off Saunders Road. In order to ensure that the impact of
truck traffic is minimized on Deerfield Road, all trucks should be restricted to travel to and from
the site by utilizing Lake Cook Road and its interchange with 1-294. Signage should be provided
at the access road directing truck traffic to the south and tenants should direct all inbound trucks
to arrive from the south on Saunders Road. Further and as indicated earlier, truck traffic should be
prohibited from using Hawthorne Lane to access the site.

Conclusion

Based on the proposed plan and the preceding evaluation, the following conclusions and
recommendations are made:

. The traffic that will be generated by the proposed development will be low and can be
accommodated by the existing roadway system.

. When compared to the traffic estimated to be generated by Baxter at full occupancy, the
proposed development will result in a significant reduction in passenger vehicle traffic.

. When compared with the existing daily traffic on the adjacent roadway system, the traffic
that will be generated by the proposed development will increase traffic on the area
roadways by an average of two percent.

. The existing signalized access drive on Saunders Road in alignment with Thorngate Lane
and unsignalized intersection of Hawthorne Lane with Saunders Road will be adequate in
accommodating traffic entering and exiting the site.

. The amount of hourly truck traffic will be low and can be accommodated by the roadway
system.
o In order to minimize the impact on Deerfield Road, all truck traffic should be directed to

travel to/from the south on Saunders Road.
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Table A
ESTIMATED 24-HOUR TRUCK TRIP GENERATION

Warehousing (ITE LUC 150) -1,125,150 s.f.

Weekday Morning Weekday Evening

12:00 1 1 2 25 16 41
1:00 1 0 1 25 24 49
2:00 4 4 8 19 18 37
3:00 5 2 7 32 24 56
4:00 5 10 15 23 19 42
5:00 11 11 22 11 14 25
6:00 16 11 27 3 3 6
7:00 10 25 35 2 2 4
8:00 13 21 34 5 4 9
9:00 37 23 60 1 4 5

10:00 25 36 61 0 0 0

11:00 33 36 69 1 0 1

Based on daily truck trips (Table 1) and ITE’s “Hourly Distribution of Entering and Exiting Truck Trips” tables.
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