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STATE OF ILLINOIS ) 

    ) 

COUNTY OF DUPAGE ) 

    ) 

VILLAGE OF LOMBARD ) 

 

 

PETITION TO THE VILLAGE OF LOMBARD 

FOR DEVELOPMENT APPROVAL 

 

Synergy Construction Group LLC (“Synergy”) and Pacific Retail Capital Partners 

(“Pacific Retail”) respectfully petition the Village of Lombard (the “Village”) to (i) approve a 

“Major Change” to the Yorktown Shopping Center Planned Development (the “Yorktown PD”) 

with associated deviations and a use exception; (ii) approve a Preliminary and Final Plat of 

Subdivision with variations from sections 154.506(D), 154.506(E), and 155.415(E); and (iii) 

approve such other relief from the Lombard Municipal Code (“Code”) as may be deemed 

necessary and appropriate to develop the property legally described on Exhibit A (the “Property”) 

consistent with the plans submitted herewith.  Synergy and Pacific Retail may be jointly referred 

to as the “Petitioner” hereafter. 

In support of the request relief, Petitioner hereby represents to the Village as follows:  

1. The Property is part of the larger Yorktown Shopping Center Planned 

Development, which was approved by the Village in 1966 pursuant to Ordinance No. 1172 and 

facilitated the original development of the Yorktown Shopping Center (“Yorktown Center”). 

2. When originally developed, Yorktown Center was anchored by Carson Pirie Scott 

(“Carson’s”), Montgomery Ward, Wieboldt’s and JC Penney. 

3. The owner of that portion of the Property most recently occupied by Carson’s and 

comprising approximately 13.15 acres and legally described on Exhibit B (“Carson’s Property”) 

is Philip J. Domenico III, as Trustee of the Philip J. Domenico III Revocable Trust dated 
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November 28, 2018, as to an undivided 2.50% interest, Michael P. Pinelli, as Trustee of the 

Michael P. Pinelli Revocable Trust dated February 22, 2018, as to an undivided 2.50% interest, 

Anthony S. Alessi, as Trustee of the Anthony S. Alessi Revocable Trust dated July 11, 2018, as 

to an undivided 2.50% interest, Jeffrey W. Metz, as Trustee of the Jeffrey W. Metz Revocable 

Trust dated April 24, 2020, as to an undivided 2.50%, and Donal P. Barry, as Trustee of the Donal 

P. Barry Declaration of Trust dated June 27, 2000, as to an undivided 90.00% interest, all as 

tenants in common, whose address is 2037 W. Carroll St., Chicago, IL 60612 (collectively the 

“Carson’s Property Owners”). 

4. Penney Property Sub Holdings, LLC, a Delaware limited liability company (“JC 

Penney”) is the owner of that Property comprising approximately 2.6 acres and legally described 

on Exhibit C (“JCP Property”). 

5. The Carson’s Property Owners are the contract purchasers of the JCP Property. 

6. Upon approval of the requisite land use entitlements as set forth herein, JC Penney 

will convey the JCP Property to the Carson’s Property Owners. 

7. Pacific Retail is the owner of Yorktown Center with the exception of the Carson’s 

Property, JCP Property, and the property in which Von Maur operates. 

8. The Carson’s Property was occupied by Carson’s from the inception of Yorktown 

Center in 1968 until 2018 when the Carson’s parent company declared bankruptcy.  

9. The Carson’s Property has remained vacant since the closure of Carson’s. 

10. Pacific Retail has been working to reposition Yorktown Center consistent with the 

retail market trends over the last several years.  

11. The Petitioner now seeks to reposition and redevelop the Property as a mixed-use 

development consistent with current market trends as further detailed herein. 
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12. As duly authorized by the respective owners of the Carson’s Property and JCP 

Property, Petitioner requests the following land use entitlements to facilitate the development of 

the Property consistent with the plans submitted herewith.  

SUMMARY OF DEVELOPMENT 

 The Property is part of the overall Yorktown PD, which was approved by the Village in 

1966 to facilitate the development of the Yorktown Center shopping mall. When opening its doors 

in 1968, Yorktown Center was originally anchored by Carson Pirie Scott, Montgomery Ward, 

Wieboldt’s and JC Penney. JC Penney is the only original anchor remaining. Von Maur joined 

Yorktown Center in 1994 and serves as the only other anchor store at Yorktown Center and 

operates in Wieboldt’s original anchor location. Homegoods and Marshalls jointly occupy the 

original Montgomery Ward space.  

Over the past several years, retail and shopping centers have experienced a significant 

decline as a result of e-commerce and the convenience of online shopping. Specifically, Yorktown 

Center experienced several vacancies over the years. Acknowledging the shift in retail demands, 

Yorktown Center began its long process of restructuring around 2007 with the “Shops at 

Butterfield” outdoor concourse.  Around 2014, Yorktown Center underwent significant 

remodeling of its food court, which now includes the addition of workstations and a family lounge.  

Collectively, the reposition expanded the scope of the mall from strictly a shopping destination to 

become more of an experiential destination. Following this experiential trend, Yorktown Center 

then secured more non-traditional tenants within the health and wellness market such as Orange 

Theory Fitness and CycleBar in 2017 in an effort to encourage more foot traffic to the area and 

complement the alternative uses of the shopping center.  All collaborative restructuring efforts thus 

far have kept Yorktown Center relevant for its existing and new customer base. 
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Yorktown Center lost another original anchor store in 2018 when the Carson’s parent 

company declared bankruptcy and ordered all remaining Chicagoland stores to permanently close 

their doors1.  As a result, the Carson’s Property has sat vacant and underutilized with no new 

anchor prospects on the horizon. Growing e-commerce sales provide for a challenging 

commercial/retail market. In addition, the COVID-19 pandemic resulted in a high demand for 

no/minimal-contact shopping via websites (i.e. Amazon), delivery apps (i.e. Instacart), or curbside 

pickup options at local stores2. Even in those instances where local retailers offer the option of 

curbside pick-up, the pandemic still significantly altered the notion of what was once known as 

spending a “day at the mall” for leisure. Accordingly, the pandemic only further added to the 

ongoing struggles the retail industry has been increasingly experiencing over the past decade. By 

way of lacking convenience and seemingly “unlimited” supply offered by e-commerce, the mall 

needs to find ways to remain relevant in this changing world.  

Retail will always be the core operation of a mall, but as spending habits change, retail 

centers need alternative ways to bring people to the mall and provide alternative experiences not 

available via e-commerce.  Many other nearby malls have shifted their focus towards non-apparel 

tenants including food & beverage, entertainment, and fitness options to continue to drive traffic 

to what is now a reinvented destination3. In response to this trend, the Village expanded on 

allowable land uses within the vicinity of Yorktown Center by way of granting certain land use 

entitlements in 2016 to facilitate the 346-unit apartment complex known as Yorktown Commons 

located within the Yorktown Peripheral Planned Development (“Yorktown Commons”).  

Yorktown Commons is a resounding success and provided a complementary land use adjacent to 

 
1 https://www.nbcchicago.com/news/local/carsons-bon-ton-closing-illinois-stores/45032/ 

 
2 https://www2.deloitte.com/us/en/pages/consumer-business/articles/retail-recession.html 
3 https://yorktowncenter.com/2019/11/26/the-suburban-shopping-mall-isnt-going-extinct-its-adapting-with-gyms-

play-spaces-and-apartments/ 

https://www.nbcchicago.com/news/local/carsons-bon-ton-closing-illinois-stores/45032/
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the mall which increased the local customer base to help provide day-to-day support of the mall.  

Thereafter, 175 age-restricted apartments were developed by Overture, and, most recently, the 

Village considered an application for 90 townhomes along Yorktown Center’s ring road4. Though 

not directly part of the Yorktown PD, these residential uses all complement Yorktown Center by 

way of creating a pedestrian-friendly environment with shopping, dining, and entertainment 

conveniently located at the fingertips of these new residents. The Petitioner seeks to build upon 

the vision of these successful projects and continue to eliminate blighted areas within Yorktown 

Center by way of adding a residential component adjacent to Yorktown Center. The proposed 

mixed-use development will bring a new vibrance to the area that may have been missing as a 

result of the aforementioned market trends.  Petitioner’s proposal is a reflection of the Village’s 

ongoing vision for Yorktown Center and the area in its vicinity, which continues to evolve with 

the trends of retail and commercial development. As such, Petitioner’s proposal acknowledges a 

mall’s need to shift its focus to becoming more “convenient” in direct competition with e-

commerce.  Historically, a natural customer base did not exist for malls, as they were developed 

as regional centers surrounded by large parking lots. As such, malls were strictly shopping 

destinations with a lack of vibrancy. As mindsets and priorities shift, so does the customer base.  

By way of constructing a residential component immediately adjacent to the mall, Yorktown 

Center will become a convenience to new residents, who will automatically grow the Yorktown 

Center customer base.  

In September of 2022, the Carson’s Property Owner’s purchased the Carson’s Property in 

support of an ongoing collaborative effort with Pacific Retail to reposition the Property in a way 

that is representative of the current market trends while complementing the current tenants and 

 
4 https://www.dailyherald.com/business/20221003/yorktown-20-lombard-mall-plans-200-million-apartment-project-

?utm_source=afternoon 
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uses within Yorktown Center. Specifically, Petitioner proposes to remove the existing Carson’s 

building and construct a development to be known as “Yorktown Reserve” (the “Development”).  

The Development consists of four (4) critical components:  

(1) The excise of the vacant Carson’s building and associated parking field 

that is a blight on the Property. 

In its existing form, the Carson’s Property consists of approximately 13.15 

acres comprised of a 2-story 74,744 square foot building and an associated parking 

field with 1,220 parking spaces. The Carson’s Property has remained vacant and 

underutilized since its closure in 2018 with no new anchor store prospects on the 

horizon.  With the shift of retail market demands came the need to reimagine the 

Carson’s Property to provide for the development of this significantly 

underperforming land into a vibrant development which will increase the customer 

base of the mall and create a unique urban experience at Yorktown Center. The 

proposed development will ensure this underperforming Property is utilized for its 

highest and best use in an otherwise extremely desirable area and will result in 

increased tax revenue for the Village. 

(2) Creation of experiential public green space to serve the Yorktown Center 

customer base and extend the time customers will spend at the mall. 

The existing surface parking areas are considered “open space” under the 

Yorktown PD.  As part of the Development, approximately 0.68 acres will be 

dedicated for public green space (the “Plaza”) which will become useable open 

space for gathering and activities in lieu of a surface parking lot. The Plaza is 

anticipated for new outdoor entertainment, fitness, dining, and retail opportunities. 



7 

 

Petitioner envisions this space as vibrant flex space where shoppers can gather 

before or after their day at Yorktown Center. Areas of the Plaza will be designated 

for yoga and fitness classes, outdoor seating and fire pits, a kids creative play area, 

and an open event area intended for entertainment such as small concerts, outdoor 

movies, and art shows. Such events may even drive new people to the area who will 

ultimately stay to spend time at the mall.  Space within the Plaza will be designated 

for food truck parking which allows for a convenient food options to casually dine 

outdoors at the Plaza with family and friends.  A pedestrian walkway will be 

interconnected throughout the Plaza and will surround the outer perimeter of the 

Plaza to create easy access to the mall entrance and adjacent parking. The Plaza is 

intended to create an experiential use within and serving Yorktown Center to create 

a more urban environment and add more character and vibrancy to the area and 

improve the overall customer experience at Yorktown Center. 

(3) Creation of a new modern entrance to the mall with externally facing 

tenant spaces that improve customer experience within and around 

Yorktown Center. 

Removal of the existing Carson’s building creates the opportunity to provide a 

more modern appearance for Yorktown Center.  In its current form, the Carson’s 

building has the same appearance it did when Yorktown Center opened 55 years 

ago.  Just as the trends of retail continue to change, so has the general aesthetic of 

commercial architecture. Though Yorktown Center has undergone restructuring 

over the last several years with new outward facing tenants, the general appearance 

of the mall remains dated.  As part of the Development, Petitioner is constructing a 
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new and modern mall entrance to create a “main street” type experience adjacent 

to the Plaza.  This design will incorporate wider sidewalks and smaller and 

differentiated storefronts specifically designated for external facing tenants 

adjacent to the Plaza. These tenants will be strategically selected as they are 

intended to represent everyday conveniences to complement the Plaza and 

residential use of the Development. As such, these tenants will be smaller and less 

conventional than a traditional “mall” retailer and may potentially include 

restaurants with outdoor seating, coffee shops, bakeries, small boutique retail, 

beauty salons, spas, and ice cream shops.   

(4) Addition of residential units to establish a new customer base and build 

vibrancy in and around the mall. 

The Development will be comprised of not more than 700 luxury multi-family 

apartments located within two separate buildings. The Development will have private 

resort-style amenities including pools, hot tubs, and multiple outdoor kitchens in the 

courtyards interior to each apartment building. Additional amenities include a dog park, 

fitness center, yoga/pilates studio, indoor sauna, dog wash station, game room, 

media/theater rooms, multi-sport simulator room, large kitchen with private dining area, 

and a business center with a large conference room and private offices. There will be 

dramatic 2-story common areas, ample storage opportunities for the residents, and a 

covered entry at the outdoor Plaza entrance. Petitioner’s proposal will bring a new and 

unique pedestrian-friendly luxury housing opportunity to the Village which will ultimately 

complement the diverse shopping, entertainment, and fitness offerings within Yorktown 

Center.  
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Malls around the Chicagoland area are undergoing a similar type of reimagination in an 

effort to secure long-term viability. Fox Valley Mall in Aurora and Hawthorn Mall in Vernon Hills 

have undertaken similar ventures by way of removing vacant anchor stores and developing 

apartments with outdoor corridors to complement the existing mall in order to create a more urban 

environment3. In 2019, Northbrook approved a redevelopment plan for Northbrook Court which 

included 300 apartments, communal outdoor space, and additional retail offerings5.  Most recently, 

a similar concept consisting of a 360-unit apartment complex was introduced to the Village of 

Skokie when the owner of the Westfield Old Orchard shopping mall decided its mall could use 

some reimagination when Bloomingdales announced it would be closing6. This trend of 

redevelopment of malls in nearby suburbs has been recognized as a way to ensure the long-term 

viability of the shopping mall serving and providing a substantial benefit to those municipalities 

which they are located.   

The Petitioner’s proposal is designed with urban characteristics, which will create a more 

vibrant environment and will help attract more people to the mall. The Development will embrace 

the evolution Yorktown Center has experienced over the years. By way of having fitness, wellness, 

shopping, and dining opportunities available at the fingertips of the new residents of the 

Development, the proposal will ultimately ensure the long-term success of Yorktown Center.  

The proposed major change and associated deviations to the Yorktown PD as depicted on 

the PUD Plan submitted herewith are necessary and appropriate for the contemplated 

redevelopment of the Property and meet the applicable general standards for a planned 

development as follows:  

 
5 https://www.chicagotribune.com/suburbs/northbrook/ct-nbs-northbrook-court-reports-of-sale-tl-0422-20210416-

umkaeywoj5b2blq6xevk4iefly-story.html 
6 https://www.chicagobusiness.com/commercial-real-estate/old-orchard-unibail-rodamco-westfield-adds-apartments-

skokie-mall 

 

https://www.chicagobusiness.com/commercial-real-estate/old-orchard-unibail-rodamco-westfield-adds-apartments-skokie-mall
https://www.chicagobusiness.com/commercial-real-estate/old-orchard-unibail-rodamco-westfield-adds-apartments-skokie-mall
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a. Except as modified by and approved in the final development plan, the 

proposed development complies with the regulations of the districts or 

districts in which it is to be located.  

 

The Property is zoned B3, Community Shopping District Planned Development. The 

purpose of the existing Yorktown PD is to ensure the development is in the best interest of the 

Village, and any deviations from the Code requested to facilitate said planned development are to 

promote the proper development of a community generally of a substantially different character 

than other uses provided for in the Code. Yorktown Center is a unique asset within the Village and 

is deserving of a more focused and specialized analysis of how the Yorktown PD functions. 

Petitioner’s proposed major change to the Yorktown PD consists of four (4) critical components:  

(1) The excise of the vacant Carson’s building and associated parking field 

that is a blight on the Property. 

In its existing form, the Carson’s Property consists of approximately 13.15 

acres comprised of a 2-story 74,744 square foot building and an associated parking 

field with 1,220 parking spaces. The Carson’s Property has remained vacant and 

underutilized since its closure in 2018 with no new anchor store prospects on the 

horizon.  With the shift of retail market demands came the need to reimagine the 

Carson’s Property to provide for the development of this significantly 

underperforming land into a vibrant development which will increase the customer 

base of the mall and create a unique urban experience at Yorktown Center. The 

proposed Development will ensure this underperforming Property is utilized for its 

highest and best use in an otherwise extremely desirable area and will result in 

increased tax revenue for the Village. 

(2) Creation of experiential public green space to serve the Yorktown Center 
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customer base and extend the time customers will spend at the mall. 

The existing surface parking areas are considered “open space” under the 

Yorktown PD.  As part of the Development, approximately 0.68 acres will be 

dedicated for public green space (the “Plaza”) which will become useable open 

space for gathering and activities in lieu of a surface parking lot. The Plaza is 

anticipated for new outdoor entertainment, fitness, dining, and retail opportunities. 

Petitioner envisions this space as vibrant flex space where shoppers can gather 

before or after their day at Yorktown Center. Areas of the Plaza will be designated 

for yoga and fitness classes, outdoor seating and fire pits, a kids creative play area, 

and an open event area intended for entertainment such as small concerts, outdoor 

movies, and art shows. Such events may even drive new people to the area who will 

ultimately stay to spend time at the mall.  Space within the Plaza will be designated 

for food truck parking which allows for a convenient food option to casually dine 

outdoors at the Plaza with family and friends.  A pedestrian walkway will be 

interconnected throughout the Plaza and will surround the outer perimeter of the 

Plaza to create easy access to the mall entrance and adjacent parking. The Plaza is 

intended to create an experiential use within and serving Yorktown Center to create 

a more urban environment and add more character and vibrancy to the area and 

improve the overall customer experience at Yorktown Center. 

(3) Creation of a new modern entrance to the mall with externally facing 

tenant spaces that improve customer experience within and around 

Yorktown Center. 

Removal of the existing Carson’s building creates the opportunity to provide a 
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more modern appearance for Yorktown Center.  In its current form, the Carson’s 

building has the same appearance it did when Yorktown Center opened 55 years 

ago.  Just as the trends of retail continue to change, so has the general aesthetic of 

commercial architecture. Though Yorktown Center has undergone restructuring 

over the last several years with new outward facing tenants, the general appearance 

of the mall remains dated.  As part of the Development, Petitioner is constructing a 

new and modern mall entrance to create a “main street” type experience adjacent 

to the Plaza.  This design will incorporate wider sidewalks and smaller and 

differentiated storefronts specifically designated for external facing tenants 

adjacent to the Plaza. These tenants will be strategically selected, as they are 

intended to represent everyday conveniences to complement the Plaza and 

residential use of the Development. As such, these tenants will be smaller and less 

conventional than a traditional “mall” retailer and may potentially include 

restaurants with outdoor seating, coffee shops, bakeries, small boutique retail, 

beauty salons, spas, and ice cream shops.   

(4) Addition of residential units to establish a new customer base and build 

vibrancy in and around the mall. 

The Development will be comprised of not more than 700 luxury multi-family 

apartments located within two separate buildings. The Development will have private 

resort-style amenities including pools, hot tubs, and multiple outdoor kitchens in the 

courtyards interior to each apartment building. Additional amenities include a dog park, 

fitness center, yoga/pilates studio, indoor sauna, dog wash station, game room, 

media/theater rooms, multi-sport simulator room, large kitchen with private dining area, 



13 

 

and a business center with a large conference room and private offices. There will be 

dramatic 2-story common areas, ample storage opportunities for the residents, and a 

covered entry at the outdoor Plaza entrance. Petitioner’s proposal will bring a new and 

unique pedestrian-friendly luxury housing opportunity to the Village which will ultimately 

complement the diverse shopping, entertainment, and fitness offerings within Yorktown 

Center.  

The Development will serve as a new and improved vibrant entryway to Yorktown Center 

by way of driving more foot traffic and a unique urban environment to this area.  Where the 

proposal requires deviations from the Code as detailed on the plans submitted herewith, those 

deviations allow for flexibility and the promotion of a development of substantially different 

character than what is normally contemplated under the Code. Accordingly, the redevelopment of 

the Property will help reposition Yorktown Center for long-term success, which is consistent with 

the intent of a planned development under the Code. 

b. Community sanitary sewage and potable water facilities connected to a 

central system are provided. 

 

Community sanitary sewage and potable water facilities have been and will continue to be 

connected to a central system. The new dwelling units will connect to the Grace Street lift station, 

which has sufficient capacity to support the Development. 

c. The dominant use in the proposed planned development is consistent with 

the recommendations of the Comprehensive Plan of the Village for the area 

containing the subject site 

 

The dominant use in the proposed planned development is consistent with the 

recommendations of the Comprehensive Plan of the Village for the area containing the subject 

site. The Property is designated as “Regional Commercial” under the Village’s Comprehensive 

Plan.  As such, Yorktown Center has served as a critical asset to the Village as a regional shopping 
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center since 1968.  Consistent with other retail centers across the nation, Yorktown Center has 

suffered from several vacancies and has become under-utilized as e-commerce continues to grow 

in popularity. Continued operation of the Property in its current configuration will result in 

additional deterioration and vacancies that will ultimately have a negative impact on the 

surrounding properties. To avoid the continued under-utilization of the Property and prevent the 

establishment of blight in and around Yorktown Center, Petitioner proposes the above-mentioned 

major change to the Yorktown PD, which is built around the aforementioned four components. 

The proposed major change to the Yorktown PD is intended to make Yorktown Center more 

vibrant to ensure the long-term viability of the mall.  As such, the proposed major change will 

further the goals of the Comprehensive Plan of the Village and will provide a much-needed 

revitalization of the area. Under the Village’s Comprehensive Plan, Regional Commercial is 

defined as a “larger, more intensively developed mixed-use commercial area that serves as a key 

activity center for the region”.  The goal of the ultimate redevelopment of the Property is to provide 

a mixed-use urban environment consistent with current trends in the retail market and the 

continuous evolution of shopping centers in the Chicagoland area. While regional shoppers are 

critical to long-term success, it is important for Yorktown Center to increase its local customer 

base in order to help provide day-to-day support of the mall. This goal will be accomplished by 

way of granting the requested major change to the Yorktown PD. Accordingly, the proposal is in 

line with the intent and recommendations as set forth in the Comprehensive Plan.   

d. That the proposed planned development is in the public interest and is 

consistent with the purposes of this Zoning Ordinance. 

 

The proposed major change to the Yorktown PD is in the public interest and is consistent 

with the purposes of this Zoning Ordinance. The ongoing vacancies and general condition of 

Yorktown Center in its current configuration creates a negative environment that may very well, 
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in current form, impair the use and enjoyment or the value of the surrounding area. The current 

existing condition is contrary to the public interest and inconsistent with the purposes of the Zoning 

Ordinance. To the contrary, the proposed major change will further the public interest and purposes 

of the Zoning Ordinance by bringing new life and creating a different synergy in and around 

Yorktown Center. 

e. That the streets have been designed to avoid: 

 

i. Inconvenient or unsafe access to the planned development; 

ii. Traffic congestion in the streets which adjoin the planned 

development; 

iii. An excessive burden on public parks, recreation areas, 

schools, and other public facilities which serve or are 

proposed to serve the planned development.  

 

All streets have been designed to avoid: (1) inconvenient or unsafe access to the planned 

development; (2) traffic congestion in the streets which adjoin the planned development; and (3)  

an excessive burden on public parks, recreation areas, schools and other public facilities which 

serve or are proposed to serve the planned development. The proposed Major Change to the 

planned development will have no impact on the configuration of the streets serving the outer 

perimeter of the Yorktown PD. The existing road network and ring road will continue to support 

the proposed redevelopment of the Property and will continue to serve Yorktown Center.  

f. Any reduction in the requirements of this Ordinance is in the public interest. 

The proposed deviations, as depicted on the PUD Site Plan prepared by V3 Companies 

(“PUD Plan”) and submitted herewith, are in the public interest. The proposed deviations are 

necessary to facilitate the redevelopment of this underperforming Property under the Yorktown 

PD. The proposed Yorktown PD redevelopment is an essential component of repositioning 

Yorktown Center to create an environment in which the Property will thrive. 

g. The proposed deviations would not adversely impact the value or use of any 
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other property; 

 

The proposed deviations as depicted on the PUD Plan will not adversely impact the value 

or use of any other property. The only property impacted by the proposed deviations is owned or 

will be owned by the Carson’s Property Owners.   

h. That such deviations are solely for the purpose of promoting better 

development which will be beneficial to the residents or occupants of the 

planned development as well as those of the surrounding properties. 

 

The proposed deviations will not impact or alter the ultimate use of the property within the 

respective Yorktown PD.  In general, deviations under a planned development are intended to 

enhance the character of the area in way that the historic zoning code could not have imagined. 

The proposed deviations under the Development are intended to facilitate the redevelopment of 

the Property to provide for a unique residential opportunity that will encourage a pedestrian-

friendly mixed-use neighborhood to complement the variety of commercial and entertainment uses 

within Yorktown Center.   

i.  That the overall floor area of the planned development shall not exceed by more 

than 40% the maximum floor area permitted for the individual uses in each 

applicable district. 

 

Petitioner does not propose a deviation to increase the floor area of the Yorktown PD to 

more than 40% of the maximum floor area permitted for the individual uses in each applicable 

planned development. In addition, the major change does not increase the 30% ground floor area 

requirement as set forth in the underlying Yorktown PD conditions and restrictions.   

j.  That in residential planned developments the maximum number of dwelling 

units allowed shall not exceed more than 40% the number of dwelling units 

permitted in the underlying zoning district. 

 

The Yorktown PD is not a residential planned development. However, Petitioner seeks to 

incorporate a luxury residential component to complement the overall Yorktown PD to ensure the 
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long-term success of Yorktown Center. Though there is no density limitation set forth in the 

underlying B-3 District, the overall density of Petitioner’s proposal is 54 units per acre, which is 

on par with the urban nature of the Development. Petitioner agrees the Development will not 

exceed 700 units. Petitioner has included unit mix information as detailed on the plans submitted 

herewith.  The unit mix detail is provided for informational purposes only and is not to be 

interpreted as a restriction under this request for a major change to the Yorktown PD.  As such, 

the unit mix is subject to change based upon market demand as the Development progresses. 

k. That all buildings are located within the planned development in such a way as to 

dissipate any adverse impact on adjoining buildings and shall not invade the 

privacy of occupants of such buildings and shall conform to the following: 

 

1. The front, side or rear yard setbacks on the perimeter of the development 

shall not be less than that required in the abutting zoning district(s) or the 

zoning district underlying the subject site, whichever is greater.  

 

2. All transitional yards and transitional landscape yards of the underlying 

zoning district are complied with. 

 

3.  If required transitional yards and transitional landscape yards are not 

adequate to protect the privacy and enjoyment of property adjacent to the 

development, the Plan Commission shall recommend either or both of the 

following requirements: 

 

a. All structures located on the perimeter of the planned 

development must set back by a distance sufficient to protect the 

privacy and amenity of adjacent existing uses; 

 

b.  All structures located along the entire perimeter of the planned 

development must be permanently screened with sight-proof 

screening in a manner which is sufficient to protect the privacy and 

amenity of adjacent existing uses. 

 

 The Development will not alter the perimeter of the Yorktown PD or any existing 

transitional yards.  Accordingly, the buildings located within the Yorktown PD and the addition 

of two luxury apartment buildings will have no adverse impact on adjacent buildings and uses 

outside the Yorktown PD in terms of privacy and screening.  
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l. That the area of open space provided in a planned development shall be at least 

25% more than that required in the underlying zoning district. 

 

 The minimum open space required in the B3 Community Shopping District is 10%. 

However, the Yorktown PD does not function under the Village Code open space requirement, as 

the 1966 Village Ordinance No. 1172 (as amended) controls.  Under Ordinance No. 1172 

governing the Yorktown PD, open space is defined as any property utilized for parking, traffic 

lanes, pedestrian walkways, landscaping, and loading berths and signs.  The proposed 

Development is intended to incorporate more traditional open space as intended in the Code by 

way of including the 0.68 acre Plaza, courtyards, and dog park as contemplated for the residential 

portion of the Development.  Please see the landscape plan submitted herewith in comparison to 

the existing improvements under the Yorktown PD. Petitioner’s vision incorporates significant 

new and vibrant landscape features and more green space, which is a net benefit for the general 

character of the community.  In its existing configuration, the building area of the Yorktown PD 

consists of 22.7 acres or approximately 21% of the total 107 acre planned development. The 

remaining 79% of planned development area is identified as open space under the Yorktown PD.  

As a result of the Development, building area for the overall Yorktown PD will increase by 4.3%, 

and the open space will be slightly reduced to 75% for the Yorktown PD.   Accordingly, the 

Yorktown PD meets and exceeds the open space requirement as governed by the Yorktown PD 

Ordinance.   

 

APPROVAL OF A USE EXCEPTION UNDER THE YORKTOWN PD 

1. The Yorktown PD allows for all uses and special uses listed in all general B 

Classifications. 

2. Residential land uses above the ground floor are allowed in the B3 district as a 



19 

 

special use. 

3. Petitioner seeks approval of a use exception under the Yorktown PD to allow for 

residential uses only as to the subject Property.  

4. The use exception under the Yorktown PD is appropriate and meets the conditions 

for a use exception under Section 155.508(B) of the Code as follows: 

a) The proposed use exception enhances the quality of the planned development and are 

compatible with the primary uses 

 

Over the past several years, retail and shopping centers have experienced a significant 

decline as a result of e-commerce and the convenience of online shopping. Given the shift in 

market demands and several vacancies over the years, Pacific Retail and the Petitioner have 

engaged in a collaborative effort to reinvent Yorktown Center in a way that will ensure the long-

term success of the mall.  By way of having a residential use exclusive to the Property, Petitioner 

will be offering a way to provide an uprise in guaranteed foot traffic to Yorktown Center. 

Yorktown Center currently maintains several shopping, dining, entertainment, and wellness 

opportunities that will now be conveniently available at the fingertips of the residents of the 

Development.  Accordingly, the residential use and Yorktown Center will function cohesively with 

the utmost compatibility and will contribute to the long-term viability and success of Yorktown 

Center.  

b) The proposed use exception is not of a nature, nor located, so as to create detrimental 

influence on the surrounding properties 

 

The residential use within the Yorktown PD will be exclusive to the subject Property. Since 

Carson’s closed in 2018, the Property has remained vacant and underutilized. As such, the Property 

has created a detriment to the surrounding properties by way of existing in its current state. 

Alternatively, the residential use is proposed as an opportunity to reinvent Yorktown Center to 
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complement the uses in the mall and within the immediate/surrounding area.  

c) The proposed use exception shall not represent more than 40% of site area or more 

than 40% of total floor area, whichever is less. However, in a residential planned 

development area no more than 10% of the site area or the total floor area shall be 

devoted to commercial use; furthermore, no industrial use shall be permitted. 

 

The residential use only applies to the subject Property which is approximately 4% of the 

site area.  As a result of the Development, the total floor area for the Yorktown PD will be 24%, 

which is less than the 40% maximum allowed under the Village Code and the 30% maximum 

intensity of use allowed under the Yorktown PD. Accordingly, the residential use will not exceed 

this threshold. 

APPROVAL OF  PRELIMINARY & FINAL PLATS OF SUBDIVISION 

1. Petitioner seeks approval to subdivide the Property into three (3) lots as depicted 

on the plans submitted herewith to allow the construction of a mixed-use development. 

2. The proposed subdivision requires the following variations from the below 

referenced sections of the Code (the “Variations”): 

a. Section 154.506(D) not allow for lots that do not have frontage on a public 

street. 

b. Section 154.506(F) to allow lots that are not at right angles or radial to street 

lines; and 

c. Section 155.415(E) to allow a lot with a lot width of less than 100 feet, to 

provide for a driveway connection to Highland avenue. 

3. The Variations meet the standards for granting a variation under the Code as 

follows: 

a. The granting of the variation will not be detrimental to the public safety, health 

or welfare, or injurious to other property or improvements in the neighborhood 

in which the subject property is located; and 
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The variations requested will not be detrimental to the public health, safety, and 

welfare. The variations will result in subdivision of the Property to facilitate a unique 

mixed-use development intended to serve and support the nearby properties and ultimately, 

Yorktown Center. Continued operation of the Property in its current configuration will 

result in additional deterioration and vacancies that will have a negative impact on the 

surrounding properties. To avoid the continued under-utilization of the Property and 

prevent the establishment of blight in and around Yorktown Center, the requested 

variations will facilitate the mixed-use development which will promote the general 

welfare of the community at large. 

b. The conditions upon which the request for a variation is based are unique to 

the property for which the variation is sought, and are not applicable, 

generally, to other property; and 

 

The Property is part of the overall Yorktown PD.  In its existing configuration, the 

Property does not maintain frontage along a public street, the lot(s) are not at right angles 

or radial to street lines, and the Property does not meet a minimum lot width of 100’ where 

there is an existing driveway connection to Highland Avenue. The Property’s existing 

configuration as established via the ordinances and underlying subdivision governing 

Yorktown Center to facilitate the development and operation of the shopping mall. This 

configuration is unique to the shopping center and did not result in negative impacts to 

surrounding properties. As a result of the requested subdivision, Petitioner requires relief 

from the same standards which the Property did not comply with under the Yorktown PD. 

The existing driveway connection to Highland Avenue will not be modified. In addition, 

the new configuration of the lots will lend itself an opportunity to redevelop and reimagine 

the Property in a way that is consistent with the growing market trends.  This will allow 
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for a unique development intended to mutually serve and complement the mall and 

residences in a joint and cohesive manner.  

c. Because of the particular physical surroundings, shape or topographical 

conditions of the specific property involved, a particular hardship to the owner 

would result, as distinguished from a mere inconvenience, if the strict letter of 

these regulations were carried out; and 

 

The variations requested are conditions applicable to the Property in its existing 

condition.  Adhering to the strict letter of the Village’s subdivision regulations exceeds 

beyond a mere inconvenience and would require Petitioner to demolish and reconstruct 

access from Highland Avenue and reconfigure all lots and public streets located within the 

Yorktown PD.  As such, compliance with the referenced subdivision regulations would 

result in an exceptional hardship.  

d. Such variation or exception will not conflict with provisions of the Lombard 

Zoning Ordinance or Comprehensive Plan. 

 

The purpose of the Village’s zoning ordinance is to protect and promote the 

health, safety, comfort, convenience, and general welfare of the people. Goals of the 

Village’s zoning ordinance includes, but is not limited to the promotion and recognition 

of aesthetics as a value and standards throughout the Village and prevent blight in the 

area.  Under the Village’s Comprehensive Plan, the Property is designated as “Regional 

Commercial”. Regional Commercial is defined as a “larger, more intensively developed 

mixed-use commercial area that serves as a key activity center for the region”.  As such, 

Yorktown Center has served as a critical asset to the Village as a regional shopping 

center since 1968.  Consistent with other retail centers across the nation, Yorktown 

Center has suffered from several vacancies and has become under-utilized as e-commerce 

continues to grow in popularity. Continued operation of the Property in its current 
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configuration will result in additional deterioration and vacancies that will ultimately 

have a negative impact on the surrounding properties. The goal of the ultimate 

redevelopment of the Property is to provide a mixed-use urban environment consistent 

with current trends in the retail market and the continuous evolution of shopping centers 

in the Chicagoland area. While regional shoppers are critical to long-term success, it is 

important for Yorktown Center to increase its local customer base in order to help 

provide day-to-day support of the mall.  To avoid the continued under-utilization of the 

Property and prevent the establishment of blight in and around Yorktown Center, the 

requested variations will help facilitate the development of Yorktown Reserve consistent 

with the goals and objectives of the Village’s zoning ordinance and comprehensive plan.  

WHEREFORE, by reason of the foregoing, the undersigned Petitioner requests the Village 

Board and Plan Commission take the necessary steps to (i) approve a major change to Yorktown 

PD with associated deviations and a use exception; (ii) approve a Preliminary and Final Plat of 

Subdivision with variations from sections 154.506(D), 154.506(E), and 155.415(E) from  the 

Village Code; and (iii) approve such other relief from the Code as may be deemed necessary and 

appropriate to develop the Property consistent with the plans submitted herewith. 

RESPECTFULLY SUBMITTED this 17th day of January, 2023 

PETITIONER: 

 

SYNERGY CONSTRUCTION GROUP LLC & 

PACIFIC RETAIL CAPTIAL PARTNERS 

 

 

By:  

Rosanova & Whitaker, Ltd., 

      Its: Attorney 
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EXHIBIT A 

Property Legal Description 

 

THAT PART OF LOT 1 IN CARSON’S ASSESSMENT PLAT OF YORKTOWN SHOPPING CENTER, RECORDED 

AUGUST 8, 2000 AS DOCUMENT R2000-120890, TOGETHER WITH THAT PART OF PARCEL 2 IN HIGHLAND 

AVENUE ASSESSMENT PLAT, RECORDED JANUARY 30, 2012 AS DOCUMENT, BOTH IN SECTION 29, 

TOWNSHIP 39 NORTH, RANGE 11 EAST OF THE PRINCIPAL MERIDIAN, DESCRIBED AS FOLLOWS: 

 
BEGINNING AT THE MOST SOUTHWEST CORNER OF SAID LOT 1 IN IN CARSON’S ASSESSMENT PLAT; 

THENCE NORTH 02 DEGREES 22 MINUTES 47 SECONDS WEST, 352.27 FEET;  THENCE ALONG A CURVE 

HAVING A CHORD BEARING OF NORTH 47 DEGREES 22 MINUTES 48 SECONDS WEST, A RADIUS OF 25.00 

FEET, AND AN ARC LENGTH 39.27 FEET; THENCE SOUTH 87 DEGREES 37 MINUTES 13 SECONDS WEST, 

114.00 FEET; THENCE ALONG A CURVE HAVING A CHORD BEARING OF SOUTH 66 DEGREES 52 MINUTES 

57 SECONDS WEST, A RADIUS OF 77.00 FEET, AND AN ARC LENGTH OF 55.74 FEET; THENCE NORTH 02 

DEGREES 22 MINUTES 47 SECONDS WEST, 89.15 FEET; THENCE ALONG A CURVE HAVING A CHORD 

BEARING OF SOUTH 75 DEGREES 07 MINUTES 13 SECONDS EAST, A RADIUS OF 90.00 FEET, AND AN ARC 

LENGTH OF 54.22 FEET; THENCE NORTH 87 DEGREES 37 MINUTES 13 SECONDS EAST, 114.00 FEET; THENCE 

ALONG A CURVE HAVING A CHORD BEARING OF NORTH 42 DEGREES 37 MINUTES 13 SECONDS EAST, A 

RADIUS OF25.00 FEET, AND AN ARC LENGTH OF 39.27 FEET; THENCE NORTH 02 DEGREES 22 MINUTES 47 

SECONDS WEST, 448.23 FEET; THENCE NORTH 87 DEGREES 15 MINUTES 23 SECONDS EAST, 51.21 FEET; 

THENCE ALONG A CURVE HAVING A CHORD BEARING OF NORTH 50 DEGREES 02 MINUTES 53 SECONDS 

EAST, A RADIUS OF 219.00 FEET, AND AN ARC LENGTH OF 288.43 FEET; THENCE NORTH 87 DEGREES 46 

MINUTES 43 SECONDS EAST, 107.83 FEET; THENCE ALONG A CURVE HAVING A CHORD BEARING OF 

NORTH 79 DEGREES 56 MINUTES 16 SECONDS EAST, A RADIUS OF 506.00 FEET, AND AN ARC LENGTH OF 

138.49 FEET; THENCE NORTH 72 DEGREES 07 MINUTES 03 SECONDS EAST, 23.60 FEET; THENCE NORTH 66 

DEGREES 11 MINUTES 57 SECONDS EAST, 155.55 FEET; THENCE SOUTH 17 DEGREES 28 MINUTES 24 

SECONDS EAST, 258.76 FEET; THENCE SOUTH 28 DEGREES 01 MINUTES 44 SECONDS WEST, 62.53 FEET; 

THENCE SOUTH 62 DEGREES 02 MINUTES 17 SECONDS EAST, 276.72 FEET; THENCE SOUTH 27 DEGREES 57 

MINUTES 43 SECONDS WEST, 419.93 FEET; THENCE NORTH 62 DEGREES 01 MINUTES 04 SECONDS WEST, 

218.43 FEET; THENCE SOUTH 27 DEGREES 57 MINUTES 43 SECONDS WEST, 254.10 FEET; THENCE SOUTH 57 

DEGREES 57 MINUTES 43 SECONDS WEST, 165.00 FEET; THENCE SOUTH 27 DEGREES 57 MINUTES 43 

SECONDS WEST, 177.29 FEET; THENCE SOUTH 87 DEGREES 37 MINUTES 13 SECONDS WEST, 188.55 FEET, 

TO THE POINT OF BEGINNING, ALL IN COOK COUNTY, ILLINOIS.  
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EXHIBIT B 

Carson’s Property Legal Description 

 

THAT PART OF LOT 1 IN CARSON’S ASSESSMENT PLAT OF YORKTOWN SHOPPING CENTER, RECORDED 

AUGUST 8, 2000 AS DOCUMENT R2000-120890, IN SECTION 29, TOWNSHIP 39 NORTH, RANGE 11 EAST OF 

THE PRINCIPAL MERIDIAN, DESCRIBED AS FOLLOWS: 
 

BEGINNING AT THE MOST SOUTHWEST CORNER OF SAID LOT 1 IN IN CARSON’S ASSESSMENT PLAT; 

THENCE NORTH 02 DEGREES 22 MINUTES 47 SECONDS WEST, 352.27 FEET;  THENCE ALONG A CURVE 

HAVING A CHORD BEARING OF NORTH 47 DEGREES 22 MINUTES 48 SECONDS WEST, A RADIUS OF 25.00 

FEET, AND AN ARC LENGTH 39.27 FEET; THENCE SOUTH 87 DEGREES 37 MINUTES 13 SECONDS WEST, 

114.00 FEET; THENCE ALONG A CURVE HAVING A CHORD BEARING OF SOUTH 66 DEGREES 52 MINUTES 

57 SECONDS WEST, A RADIUS OF 77.00 FEET, AND AN ARC LENGTH OF 55.74 FEET; THENCE NORTH 02 

DEGREES 22 MINUTES 47 SECONDS WEST, 89.15 FEET; THENCE ALONG A CURVE HAVING A CHORD 

BEARING OF SOUTH 75 DEGREES 07 MINUTES 13 SECONDS EAST, A RADIUS OF 90.00 FEET, AND AN ARC 

LENGTH OF 54.22 FEET; THENCE NORTH 87 DEGREES 37 MINUTES 13 SECONDS EAST, 114.00 FEET; THENCE 

ALONG A CURVE HAVING A CHORD BEARING OF NORTH 42 DEGREES 37 MINUTES 13 SECONDS EAST, A 

RADIUS OF 25.00 FEET, AND AN ARC LENGTH OF 39.27 FEET; THENCE NORTH 02 DEGREES 22 MINUTES 47 

SECONDS WEST, 448.23 FEET; THENCE NORTH 87 DEGREES 15 MINUTES 23 SECONDS EAST, 604.69 FEET; 

THENCE SOUTH 62 DEGREES 02 MINUTES 17 SECONDS EAST, 400.65 FEET; THENCE SOUTH 27 DEGREES 57 

MINUTES 43 SECONDS WEST, 419.93 FEET; THENCE NORTH 62 DEGREES 01 MINUTES 04 SECONDS WEST, 

218.43 FEET; THENCE SOUTH 27 DEGREES 57 MINUTES 43 SECONDS WEST, 254.10 FEET; THENCE SOUTH 57 

DEGREES 57 MINUTES 43 SECONDS WEST, 165.00 FEET; THENCE SOUTH 27 DEGREES 57 MINUTES 43 

SECONDS WEST, 177.29 FEET; THENCE SOUTH 87 DEGREES 37 MINUTES 13 SECONDS WEST, 188.55 FEET, 

TO THE POINT OF BEGINNING, ALL IN COOK COUNTY, ILLINOIS.  
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EXHIBIT C 

JCP Property Legal Description 

 

THAT PART OF PARCEL 2 IN HIGHLAND AVENUE ASSESSMENT PLAT, RECORDED JANUARY 30, 2012 AS 

DOCUMENT, BOTH IN SECTION 29, TOWNSHIP 39 NORTH, RANGE 11 EAST OF THE PRINCIPAL MERIDIAN, 

DESCRIBED AS FOLLOWS: 
 

BEGINNING AT THE MOST SOUTHWEST CORNER OF LOT 1 IN CARSON’S ASSESSMENT PLAT OF 

YORKTOWN SHOPPING CENTER, RECORDED AUGUST 8, 2000 AS DOCUMENT R2000-120890; THENCE 

NORTH 02 DEGREES 22 MINUTES 47 SECONDS WEST, 904.50 FEET;  THENCE NORTH 87 DEGREES 15 

MINUTES 23 SECONDS EAST, 51.21 FEET TO THE POINT OF BEGINNING; THENCE ALONG A CURVE HAVING 

A CHORD BEARING OF NORTH 50 DEGREES 02 MINUTES 53 SECONDS EAST, A RADIUS OF 219.00 FEET, 

AND AN ARC LENGTH OF 288.43 FEET; THENCE NORTH 87 DEGREES 46 MINUTES 43 SECONDS EAST, 107.83 

FEET; THENCE ALONG A CURVE HAVING A CHORD BEARING OF NORTH 79 DEGREES 56 MINUTES 16 

SECONDS EAST, A RADIUS OF 506.00 FEET, AND AN ARC LENGTH OF 138.49 FEET; THENCE NORTH 72 

DEGREES 07 MINUTES 03 SECONDS EAST, 23.60 FEET; THENCE NORTH 66 DEGREES 11 MINUTES 57 

SECONDS EAST, 155.55 FEET; THENCE SOUTH 17 DEGREES 28 MINUTES 24 SECONDS EAST, 258.76 FEET; 

THENCE SOUTH 28 DEGREES 01 MINUTES 44 SECONDS WEST, 62.53 FEET; THENCE NORTH 62 DEGREES 02 

MINUTES 17 SECONDS WEST, 123.86 FEET; THENCE SOUTH 87 DEGREES 15 MINUTES 23 SECONDS WEST, 

553.48 FEET TO THE POINT OF BEGINNING, ALL IN COOK COUNTY, ILLINOIS. 
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GRAPHIC SCALE

SITE DATA
TOTAL PROJECT PROPERTY AREA = 686,476.49 SF (15.76 AC.)
TOTAL AREA OF PD = 107 AC.
TOTAL BUILDING AREA IN PD (EXISTING) = 22.7 AC.
TOTAL BUILDING AREA (YORKTOWN RESERVE) = 4.6 AC.
INTENSITY OF USE IN PD POST PROJECT = 24%

PROJECT MF BUILDING AREA / TOTAL PD AREA = 4.3%
PROJECT MF BUILDING AREA / TOTAL PD BUILDING AREA (EXISTING) = 20%

LOT 1 = 232,946.92 SF (5.35 AC.)
LOT 2 = 170,429.95 SF (10.80 AC.)
LOT 3 = 283,099.62 SF (6.50 AC.)

LOT WIDTH DIMENSIONS
LOT 1  NORTH PROPORTY LINE - 840.6'
LOT 2 SOUTH PROPERTY = 223.4'

ZONING DESIGNATION = B3PD
OPEN SPACE = >10% REQUIRED
OPEN SPACE  = 11.16 AC = 10.4%
GREEN SPACE = 3.63 AC.
AMENITY SPACE =  4.24 AC.

MAX. GROUND FAR PERMITTED = 30%
GROUND FAR PROPOSED = 29%

BUILDING SETBACK REQUIRED = 25' OUTER PERIMETER TRACT REQUIRED
BUILDING SETBACK PROVIDED LOT 1

NORTH = 13.3'
SOUTH = 15.5'
EAST     = 6'
WEST    = 55'

BUILDING SETBACK PROVIDED LOT 2
NORTH = 13.9'
SOUTH = 38.7'
EAST    = 7.3'
WEST   = 18'

BUILDING HEIGHT REQUIRED (MAX) = 830' ABOVE SEA LEVEL
BUILDING HEIGHT LOT 1 (5 STORIES OR 50') = 805'
BUILDING HEIGHT LOT 2 (6 STORIES OR 63.5') = 819'

PRIVATE ROADWAY PROVIDED = 28' B-B

LOT 1 UNITS = 310
LOT 2 UNITS = 311

DENSITY REQUIRED = N/A
DENSITY PROVIDED = 54 UNITS PER ACRE

LOT 1 PARKING PROVIDED RATIOS* = 466 STALLS (1.50 SPACES PER UNIT)
LOT 2 PARKING PROVIDED  RATIOS* = 477 STALLS (1.53 SPACES PER UNIT)

*BASED ON 1&2 BEDROOMS AND 3+ BEDROOMS
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