


 
 

EVALUATION OF REVISED SITE PLAN 
Amberley Woods Commercial Development 

 

TO:   Chairman Ley and Members of the Plan Commission 
DATE:  April 15, 2015  
FROM:  Catherine Czerniak, Director of Community Development 
SUBJECT: Evaluation of Revised Site Plan Based on Previously Established Conditions 

of Approval 

 
Property Owner 
Saunders – Townline LLC    
440 W. Randolph, Suite 500   
Chicago, Illinois 60606 
Michael Supera Family Limited 
Partnership, 50%, Bernard 
Leviton, 50% 

Property Location 
Southeast corner of Route 60 and 

Saunders Road 
 

Zoning  
TD – Transitional 
District   

 
Contract Purchaser/Developer 
Pine Tree Commercial Realty 

Representatives:  Peter Borzak, Manager 

    Lee Pearson, EVP Design & Construction 

    Mike Bleck, Bleck Engineering 

    Robert O’Donnell, Legal Counsel 

 

Review of Past Actions on this Petition 

After consideration of this petition over the course of four meetings, on June 11, 2014, the Plan 

Commission forwarded a recommendation to the City Council in support of the Amberley 

Woods Commercial Development subject to conditions of approval.  As a review, a 

commercial development is proposed on the 8.5 acre portion of the Amberley Woods property 

that was formerly approved for office development.   

 

On July 7, 2014, the City Council considered and accepted the Plan Commission’s 

recommendation in support of the commercial development.  The Council indicated strong 

support of the project as long as the plan was modified to address the conditions as recommended 

by the Commission.  In general, the condition required that the site be developed less intensely to 

provide greater setbacks and a development more in keeping with the overall character of the 

Route 60 Corridor.    

 

Since the Council meeting in July, the ownership of the property has remained the same.  An 

active petition for the project remains on file with the City.  In March of this year, the City 

received an amended application which identified a new developer for the project, Pine Tree 

Commercial Realty, LLC.  Pine Tree representatives met with City staff and indicated its 

intention to present a revised plan, in conformance with the previously approved conditions.  A 

revised site plan is included in the Commission’s packet. 
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Plan Commission’s Role 

As noted above, the City Council has already accepted the Plan Commission’s recommendation 

in support of the Amberley Woods Commercial Development and endorsed the conditions as 

previously recommended by the Commission.  Given that, the Plan Commission’s role at this 

time is limited to evaluating the revised plan based on the conditions of approval already 

accepted by the City Council.  The Council recognized that the evaluation of the revised site 

plan based on the conditions of approval is a land use matter and further, the City Council 

determined that Plan Commission’s evaluation of the revised plan, at a public meeting, will 

provide the opportunity to inform the public about the revised plan and hear any comments on 

how the conditions are, or are not, met. 

 

An evaluation of the revised plan based on the previously approved conditions is provided below.   

 

Evaluation of Revised Plan Based on Approved Conditions 
As noted above, based on the Plan Commission’s recommendation, the City Council endorsed the 
following conditions of approval on July 7, 2014.  In summary, the revised site plan submitted by 
Pine Tree Commercial Realty, LLC satisfies the applicable conditions as detailed below.  It should 
be noted that some of the conditions are most appropriately addressed in the final documents that 
will be presented to the City Council as part of the approval process; the amended plat of 
subdivision, the amended Special Use Permit/Final Development Plan Ordinance and the amended 
Annexation Agreement; or as part of the implementation of the plan and operation of the site.   

 

A few wording changes to the conditions, based on the revised plan and discussions with the new 

developer are recommended.  The suggested wording changes are highlighted. 

 

USE 

1. Approve a retail development on the southeast corner of Route 60 and Saunders Road.  

Require that a Whole Foods grocery store be a tenant at the initial opening of the center.  

Designate the center for primarily retail and restaurant uses.  Authorize the following special 

uses in the center:  one bank with a drive thru for a and one coffee shop or similar restaurant. 

with a drive thru for a total of two drive-thru facilities on the site. 

   

Evaluation:  This condition is satisfied.  Whole Foods is proposed as the tenant of the large 

anchor space and the approvals will require that Whole Foods be a tenant at the time of the 

initial opening of the commercial center.  Various restaurant, retail and service tenants will 

occupy the two outbuildings.  

 

2.  Require the approximately 45,8720 square foot anchor store to remain as a single tenant space 

occupied by Whole Foods, or another grocery store offering products and services of a similar 

quality.  Change of the space to a multi-tenant space or occupancy by other than Whole Foods 

or similar grocery tenant may be permitted only by amendment to the Special Use Permit.  

Ancillary uses located within and as part of the larger grocery store space, such as, but not 

limited to, a branch bank, pharmacy, coffee or food or beverage vendor, shall be permitted 

provided that they are accessible from within the Whole Foods store.  not fully enclosed and 

do not have separate entrances along the exterior of the anchor building.   
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Evaluation:  This condition is satisfied.  Based on the revised site plans submitted, the square 

footage of the grocery store space has changed by 1 square foot.  The language of the condition 

has been modified to recognize that as the final construction drawings are prepared, the square 

footage may change slightly.   

 

As required by this condition, a significant change in use for the anchor space would require 

review and approval by the City through a process to amend the Special Use Permit. 

 

Some further flexibility is provided for uses that may be incorporated into the Whole Foods store 

to offer food, beverages, related retail products or limited services.  

     

3.  Limit non-sales tax producing businesses, including a the bank, if one is proposed, to a 

maximum of 10% of the total square footage in the development.   

 

Evaluation:  This condition is satisfied and will be documented in the final approval documents. 

 

4.  Specify that the approval of the retail center does not imply support for future expansion of 

commercial uses or parking lots into the adjacent residential portions of the Amberley Woods 

development to the east or to the south.   

 

Evaluation:  This condition is satisfied and will be documented in the final approval documents. 

 

TRAFFIC AND ROADS 

5. Allow a right in/right out access from the development on to Route 60 with an acceleration 

lane on Route 60 from the new access to the east, connecting with the existing eastbound right 

turn lane on Route 60 as it approaches Conway Farms Drive.  Require extension of the 

existing left turn lane on westbound Route 60 to accommodate additional vehicles turning left 

on to Saunders Road without blocking through lanes.  The cost of the improvements shall be 

borne by the developer.  (A portion of the median in Route 60 will need to be removed.) 

 

Evaluation:  This condition is satisfied. 

 

6.  Require a payment of $50,000 to support intersection design studies that will need to be 

undertaken by the City after completion of this development, as a starting point for discussions 

about longer term improvements that may be necessary at the Route 60/Saunders Road/Field 

Drive intersection or on Saunders Road.  If a decision is made to proceed with improvement 

of the intersection, obligate the owner of the Amberley Woods retail development to pay a 

proportionate share of the cost of the improvements based on the percent of traffic contributed 

by the development, as determined by a traffic study.      

 

Evaluation:  This condition will be documented in the final approval documents. 

 

7.  Require that provisions be made and adequate land be reserved to allow Amberley Court to be 

terminated in a cul-de-sac after buildout of the Amberley Woods development is completed.  

Require that engineering plans for the development include a cul-de-sac designed in 

accordance with City standards and with a minimum perimeter landscape buffer of 15 feet.  

The construction of the cul-de-sac should be deferred to allow construction traffic for all 
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components of the Amberley Woods development to access the site from Saunders Road.  

Obligate the developer to construct the cul-de-sac or, if after buildout the City Council waives 

the requirement for a cul-de-sac, to install a gate with an adequate turn around area, at a time 

directed by the City.  The City shall release the developer from the obligation to construct a 

cul-de-sac if construction has not been directed by the City within 1 year after initial 

construction of all residential dwellings is completed in Amberley Woods and the permits 

closed.  Require The City may require a bond or Letter of Credit in an amount determined to 

be appropriate by the City based on the estimated cost of construction of the cul-de-sac to be 

posted with the City prior to, but not earlier than, the issuance of a Certificate of Occupancy 

for the commercial development. 

   

 During the time construction in Amberley Woods is continuing, require the west end of 

Amberley Court to be gated to prevent cut through traffic from the time the first business in 

the retail center opens, until the cul-de-sac is constructed.  Provide a turnaround of sufficient 

size on the south side of the gate to accommodate vehicles, including trucks that travel to the 

end of Amberley Court.  The operation, maintenance and emergency calls pertaining to the 

gate shall be the responsibility of the developer.         

 

Evaluation:  This condition is satisfied.  Preliminary engineering plans for a future cul-de-sac 

were provided to the City and the plan is included in the Commission’s packet.  The final 

approvals will document that if determined to be necessary by the City, after construction is 

completed in the overall Amberley Woods development, construction of the cul-de-sac, in a form 

and of a size acceptable to the City Engineer, may be required by the City and the cost will be 

borne by the developer of the commercial development.   

 

DRAINAGE/STORMWATER MANAGEMENT  

8.  Approve amendments to the plat of subdivision including the removal of drainage easements 

along the north and south property lines. 

 

Evaluation:  This condition is satisfied.  The final plat will reflect appropriate easements or 

vacation of easements.  The revised plan reflects the addition of two ponds and a bioswale within 

the setback along Route 60.  The previous plan did not provide for any water retention or 

treatment areas on the site. 

  

9.  Require documentation demonstrating, to the satisfaction of the City Attorney that the 

necessary easements and rights exist to allow discharge of stormwater at the proposed 

locations, into existing ponds and in the volumes proposed.   

 

Evaluation:  This condition will be satisfied as part of the final approval process.   

 

As a follow up to the previous discussions of this project, the City, at its own expense, directed 

the City’s consulting engineer to conduct a review of the stormwater drainage facilities in this 

area.  A technical memorandum was prepared by the City Engineer, summarizing the findings 

and is included in the Commission’s packet as background information.   

 

10. Require a demonstration that all applicable water quality standards are met for water   

discharged from the site.     
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Evaluation:  This condition will be satisfied as part of the final approval process.   

 

SETBACKS    

11. Approve amendments to the plat of subdivision related to the setbacks as detailed below: 

 

a. Approve a reduction in the setback from the north property line, along Route 60, from the 

 present setback of 150’ to 100’ feet for buildings and 75’ for the parking lot.   

 

Evaluation:  This condition is satisfied and the original setbacks from the north property line 

approved for the Amberley Woods overall development are met.   The two buildings closest to 

Route 60 have been eliminated from the plan.  Three buildings, rather than five, are now 

proposed.  The building closest to Route 60 is setback 150’ from the property line.  The parking 

lot is setback 100’ from the north property line, exceeding the 75’ requirement established in this 

condition. 

 

b. Approve a reduction in the setback from the south property line from the present   

  setback of 50’ to 47’ for buildings and 22’ for the service drive.   

 

Evaluation:  This condition is satisfied and the original setbacks from the south property line 

approved for the Amberley Woods overall development are met.  The main mass of the building 

is setback more than 65’ from the south property line.  A small portion of the building, the area 

where trucks will unload, is set back 50’ from the south property line.  At the closest point, the 

service drive is located just under 14’ from the south property line for a short distance.  The 

service drive then curves away from the property line to a maximum setback distance of 

approximately 60’.   

 

c. Approve a reduction in the setback from the west property line from the present  

   setback of 50’ to 5’ for buildings and 19’ for parking. 

 

Evaluation:  This condition is generally satisfied.  Building Pad 2 is setback 10’ from the west 

property line near Saunders Road.  A small parking area, located to the south of Building Pad 2 

is located 10’ from the west property line.  In discussions of the previous plan, encroachment 

into the setback along Saunders Road was not a significant concern.  Staff encouraged the 

petitioner to increase the setback on the east side of the development, adjacent to the Amberley 

Woods Condominium development, at the expense of moving closer to the west property line.  

The current plan does not propose any encroachment of buildings or parking areas into the 

parkway along Saunders Road. 

    

d.  Retain the 50’ setback for buildings from the east property line.  Approve the location 

   of a service driveway as shown on the plan ranging from 16 37.3’ to 25.2’10’ from the 

   east property line. subject to the developer submitting documentation that an easement 

   or some other mechanism is in place establishing a 20’ landscape buffer on the  

   neighboring property, east of the property line.  Require the developer to include the 

   landscape buffer area on the final landscape plan and to plant and maintain the  

   landscape buffer for a 5-year period to assure the establishment of plantings.  No  
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   amended plat may be recorded (or any building permits issued) until this is fully  

   resolved.      

 

Evaluation:  This condition is satisfied.  There is only one building on the revised plan that 

extends toward the east side of the property.  The bank building previously proposed for the 

northeast corner of the property has been eliminated from the plan.  The grocery story building 

is located 89’ away from the east property line, significantly exceeding the 50’ setback 

requirement. 

 

The service drive, which enters the site from Route 60, is located 37’ from the property line on 

the northern portion of the site, closest to the existing condominium building, and gets as close 

as 25’ to the east property line on the south half of the site.   

 

The shift of the service drive away from the east property line will minimize impacts on the trees 

on the neighboring property to the east, the condominium parcel.  The revised site plan 

eliminates the need for a landscape easement on the neighboring property and the language of 

the condition above has been modified to recognize that change.  A landscape buffer will be 

maintained just east of the service drive, on the commercial parcel itself.   

 

In addition, the parking lot was reconfigured to minimize activity on the service road.  A 

landscape buffer, approximately 10’ wide, is located between the parking lot and the service 

road.  Parking stalls are not located along the service road so cars will not back out into the 

road instead, the service road will only be used for entering and exiting the site.   

   

PARKING LOT AND INTERNAL CIRCULATION  

12.  Approve a reduction in the parking requirement for up to 6,000 square feet of restaurant 

space, from 10 spaces per 1,000 square feet as required by the Code, to 5 spaces per 1,000 

square feet as reflected in the proposed development plan.  Any additional restaurant square 

footage would require approval of further exception to the established parking requirements.  

In addition, approve an exception to the parking requirements for a coffee shop with a drive-

thru based on the assumption that the drive-thru will negate the need for the number of 

parking spaces required by the Code.    

 

Evaluation:  This condition is no longer applicable.  A parking ratio of 5-1/2 spaces per 1,000 

square feet of building area is provided in the revised plan.  The Code requirements for parking 

for both retail and restaurant uses are met and no variance is required.       

 

13.  Provide plans illustrating, to the satisfaction of the City Engineer, that there is adequate 

space for turning movements, maneuvering into and out of parking spaces, deliveries and trash 

pickup throughout the parking lot.  Consider a diagonal parking space layout to facilitate 

circulation.    

 

Evaluation:  This condition is satisfied.  The reduction in building square footage has allowed 

the parking lot to be downsized and modified to improve functionality.  Final engineering plans 

will be reviewed and will be subject to approval by the City Engineer.  The trash area for 

Building Pad 2 is incorporated inside the building.    
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14.  Detail the base of the pervious pavers, particularly in the areas near the trash and recycling 

enclosures, and demonstrate, to the satisfaction of the City Engineer, that the surface will 

withstand daily vehicle traffic including garbage trucks as part of the final engineering plans.     

 

Evaluation:  This condition is no longer applicable.  The parking lot, including the areas near 

the trash and recycling enclosures, will be asphalt rather than pervious pavers for durability.  

Due to the reduction in the building square footage and parking area and the addition of ponds 

and a bioswale, the pervious pavers in the parking lot are no longer necessary to meet the 

stormwater requirements. 

    

15.  Submit a final bicycle/pedestrian path plan as part of the final engineering plans detailing the  

connections to the residential development to the east and south, to Saunders Road, and along 

the east side of Saunders Road to the southeast corner of the Route 60 and Saunders 

intersection.  In lieu of a path along Route 60 along the frontage of the development, payment 

shall be made to the City in the amount of the cost of the path to support a path on the north 

side of Route 60 which is planned as part of a regional project and will facilitate bicycle and 

pedestrian access to the new development.     

 

Evaluation:  This condition will be addressed in the final engineering plans and incorporated 

into the final approval documents. 

 

ONGOING OPERATIONS 

Evaluation:  All of the ongoing operations conditions (conditions 16 – 19) will be incorporated 

into the final approval documents.   

 

16.  Limit deliveries to between the hours of 7 a.m. and 7 p.m., Monday through Saturday and 

between 8 a.m. and 4 p.m. on Sundays. 

 

17.  Prohibit outdoor staging or storage of materials except within fully enclosed and screened 

 trash/recycling areas as reflected on the approved site plan.      

  

18.  Require that as tenants change, at the time of application for a Certificate of Zoning 

Compliance, the owner demonstrate that adequate on-site parking is available to meet the 

needs of the proposed and existing tenants at that point in time.  Prohibit employee or 

customer parking on public or private streets.  If off-site parking for employees or customers 

is proposed in the future, City approval is required to verify zoning compliance.     

 

19.  Require that snow be removed from the site rather than stored on the site to maintain 

adequate parking spaces on site and keep circulation lanes open.       

 

DESIGN REVIEW 

20.  Direct that architectural plans for all buildings, and plans for signage, landscape and lighting 

and plans for signage including a monument sign to be located in the “Monument Sign Area” on 

Route 60 identified on the plans,  be reviewed by the Building Review Board and a 

recommendation forwarded to the City Council.  Final approval by the City Council will be 

required for these exterior elements.  (The monument sign shall conform to the requirements for 

monument signs in the OR and OR-2 Districts which also border the Route 60 Corridor.)   
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LANDSCAPING 

Evaluation:  The landscaping conditions are satisfied or will be satisfied as final plans are 

developed and as the plantings occur, are inspected over time and replaced consistent with 

standard City practices to assure that plantings are ultimately established consistent with the 

intent of the approved final landscape plan. 

 

21.  Require that the final landscape and tree replacement plans be drawn on the approved 

 grading and drainage plan to verify that no conflicts exist between drainage and plantings.  

 The landscaping along Route 60 shall provide for view corridors into the retail development 

 with a focus on the visibility of the buildings, rather than on the parking lot.  

 

22.  Allow the developer, through an appropriate agreement with the City, if determined to be 

appropriate, to locate landscaping in the City’s Saunders Road right-of-way along the west 

side of the development given the location of the building 510’ from the property line and 

lack of space on the site for landscaping in this area.  Acknowledge that if widening of 

Saunders Road is deemed necessary in the future, some or all of the landscaping in this area 

may need to be removed.      

 

23.  Require inch for inch replacement or payment in lieu of planting on site for tree removal that 

exceeds previous approvals.  The tree replacement plan should locate replacement trees in 

designated “canopy replacement” areas on the site including:   the two tree canopy areas 

along Route 60, the tree canopy areas located along the east and south property lines and the 

three tree canopy areas located along Saunders Road, all as identified on the plans included in 

the packet dated April 9, 2015.   on adjacent parcels to create a landscape buffer between the 

development and existing and future residential development, and in the tree preservation to 

the south of the development to replace die back that will occur in that area.  Prior to 

preparation of the final tree removal plan, the petitioner’s representative shall consult with 

the City’s Certified Arborist to identify existing trees that may be feasible and worthy of 

preserving based on the revised site plan.  For replacement tree inches that cannot be 

accommodated on site or on adjacent properties using good forestry practices, payment in 

lieu of plantings shall be made and used to support, enhance or extend the Route 60 median.      

 

24.  Require that plantings consistent with the approved landscape plan be maintained on the site 

on an ongoing basis including the replacement of vegetation that is dead or failing to thrive 

and replacement of plantings damaged by vehicles, pedestrians, shopping carts or snow 

removal.        

 

FINANCIAL GUARANTEES 

25.  Obtain financial guarantees, consistent with standard City procedures, to assure completion 

of the development, repair to any public infrastructure damaged during construction and to 

assure establishment of the required plantings. 

 

Evaluation:  This condition will be satisfied as part of the final approval process.   

 

*** 
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Public Notice 
Public notice of this meeting was provided in accordance with Code requirements and standard 
practices.  Public notice was published in a newspaper of local circulation.  Mailed notice was sent to 
surrounding property owners and to those who have previously indicated interest in these 
proceedings.  The agenda for this meeting was posted at five public locations.   
 
Written correspondence received since the last Plan Commission meeting is included in this packet.   

 

Recommendation to City Council 

Recommend to the City Council that the revised site plan be accepted based on the findings that 

the revised plan satisfies the applicable conditions of approval as detailed above.    

 

AND  

 

Recommend to the City Council that the conditions of approval be modified in response to the 

revised site plan as detailed above.   

 

 
 

 

 

 

 

 

 

 

 

 

 

 

 
 


































































































