
OFFICIAL MINUTES 
PLAN COMMISSION AND ZONING BOARD OF APPEALS 

VILLAGE OF MATTESON 
APRIL 16, 2009 

 
 

CALL TO ORDER: 
 
Chairman Howard-Davis called the meeting to order at 7:03 p.m. 
 
ROLL CALL: 
 
Commissioners Present: 
1. Sebronella Howard-Davis, Chairman 
2. Dr. Laurice Geanes 
3. Veloid Cotton 
4. Regan Stockstell 
5. Veloid Cotton 
 
Also Present: 
1. Ryan Franklin, Planner 
2. Linda Leonard, Recording Secretary 
 
Commissioners Absent: 
Eric M. Wallace 
William B. Harris 
 
Trustee Brown was absent 
 
No changes to the Agenda. 
 
ITEM #3 APPROVAL OF MARCH 19, 2009 MINUTES: 
 
Commissioner Stockstell asked for the following changes to be made to the March 19th 
Minutes: 
 
- Under “Plan Commission Inquiries – 2nd bullet – Sentence should read “Does the 

Building Permit Process include a zoning review?” 
-  Pg 6 – Change third sentence in first paragraph to read “Based on the training of a 

Building Dept. as an actual building code compliance officer they are a little less 
concerned/knowledgeable of about the zoning aspect of a building permit. 

- Pg 6, 3rd bullet – “establish communication with potential businesses that have 
come forth but time has passed by where we have heard nothing. 

- Pg 6, 4th bullet – “better communication between the plaza owners and the staff” 
and remove the sentence “Commissioner Stockstell stated that his concern is that 
he doesn’t  



- Pg 6, 5th bullet – remove “on behalf of the Village of Matteson” 
- Pg 7, 1st bullet – “There are measures that communities can take to force 

responsibility on behalf of the owners.” 
 
Commissioner Tyler made a Motion to accept the April 2, 2009 Minutes after the 
changes were made. 
Commissioner Geanes seconded the Motion. 

 
 

VOTES: 
 

Cotton :  Aye     
Geanes :  Aye     
Harris :  Absent     
Howard-Davis :  Aye  5 Ayes 0 Nays  0 Abstain 2 Absent 
Stockstell :  Aye     
Tyler :  Aye     
Wallace :  Absent     

 
The April 2, 2009, Minutes were approved. 
 
ITEM #4 – Workshop discussion on the number of banks in Matteson  
Mr. Franklin gave the following Report: 
 
HISTORY: 
 
The Economic Development Commission requested that the Plan Commission (changed 
wording from Plan Commission to Staff) research how other communities regulate the 
location of banks, and other non-sales tax generating uses in the Village of Matteson.  
The Economic Development Commission’s concern is that banks are locating on 
property that would be better suited for sales tax generating uses due to their high 
visibility and the traffic counts at along the major arterials. 
 
ANALYSIS: 
 
There are currently ten (10) banks in operation in the Village of Matteson.  National City 
bank was recently approved and will be under construction in the near future.  Listed 
below are the names and locations of each of the banks in the Village of Matteson.   
 
Banks and Financial Institutions currently in Matteson 
 
Bank of America     4800 Cicero Avenue 
Chase       4411 Lincoln Highway  
Chase       Inside Dominicks 
Charter One      4350 W. Lincoln Highway  
First American      4059 W. Lincoln Highway 



Great Lakes      4600 W. Lincoln Highway 
Guarantee Bank     4059 W. Lincoln Highway 
Harris       4940 W. Lincoln Highway 
National City  (approved)    4801 Lincoln Highway 
USA One National Credit Union   4749 Lincoln Mall Drive 
5/3rd        21403 Cicero Ave 
 
Staff contacted several surrounding communities.  Although, many communities near 
Matteson cited the regulation of non-sales tax generating uses as a concern, none have 
addressed the issue.  Staff was able to locate several communities that have a moratorium 
on new bank construction.  Listed below are the ratios of banks per capita for 
municipalities that have or have had a moratorium in place in comparison to Matteson. 
 

Population per Bank  Population Municipality # of Banks 
1,300  13,000 Matteson 10
1,667  25,000 Batavia 15
1,667  20,000 South Elgin 12
1,750  21,000 Libertyville 12
1,930  137,000 Naperville 71
2,000  52,000 Wheaton 26
2,143  75,000 Schaumburg 35
2,188  35,000 Elk Grove Village 16
5,175   41,402 Bartlett 8
3,375  27,000 Round Lake Beach 8
3,375  27,000 West Chicago  8
3,810  160,000 Aurora 42
4,600  13,800 North Aurora 3
3,313  National Average 

 
Many area communities have adopted moratoriums on banks and financial institutions in 
various forms.  The lower the population per bank indicates a higher saturation of banks 
in that municipality.  Of all of the communities selected Matteson has the lowest 
population per bank.  This ratio indicates that we have more banks per capita than any of 
the other communities and far more banks than the national average.  
 
While the ratio of banks to population varies greatly between the eleven above-referenced 
communities, each has its own reasons and variables for adopting a moratorium. 
 
Most communities noted a recent surge of bank applications.  Also the communities 
noted that the banks were locating on locations that were considered prime for sales tax 
generating used due to high visibility and traffic counts.  The consensus among the 
communities was that banks were not the highest and best use for these parcels based on 
the locations selected.  
 



West Chicago noted two banks locating at prime retail locations.  Fifth Third Bank at 
SWC of Route 59 & North Ave. and National City at the SWC of Route 59 and Arbor Dr.  
Following those approvals, West Chicago adopted a moratorium in 2006.   
 
Elk Grove Village noted that National City bank had taken a prime Home Depot out lot 
prior to their moratorium. 
 
Round Lake Beach had Bank One built a branch at the one available Home Depot out lot.   
 
Schaumburg enjoys the second largest economic base of any municipality in the State 
their Economic Development Coordinator noted that bank branches have taken too many 
prime commercial corner lots to document.  Schaumburg has now amended its zoning 
ordinance to allow banks only if they occupy less than half of developments smaller than 
three (3) acres or less than ten percent (10%) of developments larger than three acres.  
 
Batavia adopted a moratorium following approval of three (3) new bank buildings along 
the Randall Road corridor.  The last one built prior to adoption of a moratorium is at the 
SEC of Randall Road and Wilson Street.  Batavia has since amended its zoning ordinance 
to impose a 250 or 300 foot setback from major intersections throughout the city’s main 
commercial district. 
 
The City of Aurora noted that the high-profile intersection that prompted the city to enact 
a moratorium is Indian Trail and Orchard, where three of the four corners have banks, 
with two on one corner.  The other corner does not have one only because it cannot be 
developed.  Aurora later amended its zoning ordinance to allow only one bank “by right” 
per corner, with additional banks requiring special use permits.  The zoning ordinance 
was also amended to allow saturation of a specific land use as a valid reason for denial of 
a special use. 
 
Each community surveyed cited its concern that bank buildings are taking prime retail 
sites better suited for sales tax-generating businesses. 
 
CONCLUSION: 
 
The purpose of this workshop is to inform the Plan Commission of the issues surrounding 
this specific use.  Staff is looking to receive direction from the Commission as to whether 
the Commissioner’s feel that this is an issue; and if so, provide staff with direction as to 
which areas to pursue. 
 
Mr. Franklin stated that if, in fact, the Plan Commission feels that there is a problem with 
the amount of banks in the Village of Matteson there are some options that can be 
considered: 
- Do nothing 
- Look to create a moratorium 
- Look to possibly create an ordinance or text amendment 

 



Mr. Franklin stated that, of the communities surveyed, and that have something in place 
in regards to the number of banks in their community, what seems to be most commonly 
used is to establish your main roads and basically create a set-back that Staff and Plan 
Commission feels is appropriate.  Mr. Franklin gave an example that North Aurora has in 
use. 
 
Mr. Franklin stated that the Economic Development Commission asked Staff to research 
this situation and then to present it to the Plan Commission.  Mr. Franklin did invite the 
Economic Development Commission to attend the Plan Commission Meeting tonight. 
 
Plan Commission Observations and Inquiries: 
 

- Plan Commission stated that they would have liked to have seen the surrounding 
communities of Matteson, not distant communities, listed which would have 
similar demographics to Matteson. 

- Plan Commission stated that, on the chart, national average is listed but not the 
national average of banks.  Mr. Franklin stated that he does not have the number 
of banks for the nation.  The number shown on the chart came from a study that 
Mr. Franklin received in contacting other municipalities.  The numbers are based 
on the estimated number of banks in the nation and the estimated population in 
the nation. 

- Plan Commission asked why Economic Development is asking the Plan 
Commission to investigate the banking situation in Matteson.  Usually, it is 
Economic Development who is the first to see what businesses are interested in 
locating in their community.   

- Plan Commission stated that if a bank is opening in a certain community, they 
obviously see the potential for a profit being made.  Thus, the banks that are 
opening in Matteson are offering jobs to Matteson residents and also may bring 
business to stores which surround the bank.  The negative side to a bank being 
located in your community is that they don’t pay taxes. 

- It was stated that there should be more concern/emphasis placed on vacant stores 
and also the lack of the high-end stores such as Nordstrom which located in 
Orland Park.   

- Plan Commission asked if the amount of banks is truly based on the population of 
the community.  It seems that, perhaps, the number of banks has to do more with 
the income of the residents – higher income, more banks. 

- Plan Commission stated that it is important for Matteson to have an Ordinance or 
Moratorium on banks.  The large/heavily traveled highways should have more 
tax-paying businesses located on them and on advantageous right-of-ways.  If 
banks don’t generate taxes, they should, at the very least, generate loans and 
money to the community. 

- Matteson needs to be very careful about the future and needs to limit the prime 
property being bought by banks. Matteson needs to remain to be a leader and not 
let Frankfort and Orland Park take all the prime businesses. 

- Mr. Franklin stated that he will try to get more information from the surrounding 
communities.  When he initially contacted the surrounding communities they did 



not have much information to offer so Mr. Franklin started contacting larger, 
further away communities that had more information to share. 

- Plan Commission can provide zoning information for banks. 
- Plan Commission stated that they would like to hear more from the Economic 

Development Commission in terms of what, exactly, are they concerned about. 
- Plan Commission asked Mr. Franklin to add the population and number of banks 

of the surrounding communities to the existing chart.  Mr. Franklin stated that the 
numbers that come back from the surrounding communities may indicate that 
Matteson’s amount of banks is very high compared to them.  However, the main 
concern should not be numbers of the surrounding communities but rather what is 
best for the Village of Matteson and its land development. 

- Plan Commission asked if the Plan Commission is taking on a different 
role/something else in terms of Planning now with the Economic Commission.  It 
was stated that this is not happening because location of banks is a zoning issue 
which does come under the Plan Commission. 

- Mr. Franklin stated that the first sentence under “History” should state that the 
Economic Development Commission requested that “Staff, not the Plan 
Commission” research how other communities regulate the location of banks, etc. 

- Plan Commission asked Mr. Franklin if he is aware of any constitutional 
rulings/legal issues about ordinances against banks; i.e. land use, etc.  Mr. 
Franklin read some research that he had done in regards to this concern.  Also, 
Mr. Franklin stated that he did check with Pam Hirth at Teska and, also, the 
Village Attorney and got positive input from both sources.  Mr. Franklin stated a 
particular case where a community did win a legal case with the Second Court of 
Appeals in regards to the number of banks being located on prime land locations. 

- Plan Commission stated that they do not see the reinvestment by banks to the 
community. 

- Plan Commission stated that a Moratorium would be the best way to start so that 
it would allow more time for the proper research to be done for an ordinance.  It 
was stated, though, that there are limitations on the amount of time to establish a 
Moratorium.  Also, Moratoriums are temporary. 

-  Plan Commission asked that, when a bank is locating in the community, what can 
be stipulated that the bank has to do for the community/give some of their profit 
back into the community. 

- A Straw Poll was taken and it was determined that the amount of banks should be 
investigated and that, also, a Moratorium should be established in the near future. 

- Plan Commission questioned whether or not a Moratorium on banks would also 
include fast cash businesses/currency exchanges and other types of financial 
businesses.  Mr. Franklin stated that he would research this question.   

 
 
ITEM #5 - COMMUNICATIONS 
 
Trustee Report: 
 
Trustee Brown was absent. 



 
Staff Report: 
  

- Harold’s Chicken is opening soon 
- Mr. Franklin got info from the Building Commissioner in regards to the process 

for single family homes and the residential code.  Plan Commission asked Mr. 
Franklin to email a copy of the Building Commissioner’s response. 

- Kostner Ave. – Per Engineering Dept. is designated as “to be dedicated to the 
Village”.  It has not been dedicated as of this time.  Plan Commission asked if 
there is a plat and, if there is, what does the plat indicate.  Plan Commission stated 
that there is a developer who did redevelopment of the site and that process did 
not include a dedication of the right-of-way?  Mr. Franklin stated that when he 
spoke with Vince, Vince indicated that there are permits that are out with IDOT 
that are waiting for a response from in regards to the road widening.  Plan 
Commission stated that dedicating a right-of-way is not an IDOT issue.  Plan 
Commission stated that there was a great deal of discussion about the widening of 
the road, even before Chase Bank was built. 

 
 
Plan Commission Inquiries: 
 

- Commissioner Tyler stated that, ever since Penney’s was torn down, that side of 
the building looks so bad and wants to know if there is anything that can be done 
about that side of the building.  Mr. Franklin stated that several conditions had 
been asked of the mall developers and one of the conditions of the PUD was that 
the steel girders that are exposed be removed and to grade and seed the area.  
However, now that Lincoln Mall is in Receivership, all projects will be on hold. 

- Commissioner Howard-Davis asked if it is known when the next elections will 
take place with regard to the Plan Commission and the Chairmanship.  Mr. 
Franklin stated that he will check into this. 

 
Commissioner Geanes made a motion for the Plan Commission to adjourn the meeting.  
Commissioner Stockstell seconded the Motion. 

 
VOTES: 

 
Cotton :  Aye     
Geanes :  Aye     
Harris :  Absent     
Howard-Davis :  Aye  5 Ayes 0 Nays  0 Abstain 2 Absent 
Stockstell :  Aye     
Tyler :  Aye     
Wallace :  Absent     

 
The meeting was adjourned at 8:45  p.m. 
Minutes submitted by:   Linda Leonard 



 
ADJOURNMENT: 

 
Commissioner Geanes made a motion for the Plan Commission to adjourn the meeting.  
Commissioner Stockstell seconded the Motion. 

 
VOTES: 

 
Cotton :  Aye     
Geanes :  Aye     
Harris :  Absent     
Howard-Davis :  Aye  5 Ayes 0 Nays  0 Abstain 2 Absent 
Stockstell :  Aye     
Tyler :  Absent     
Wallace :  Aye     

 
The meeting was adjourned at 8:45  p.m. 
Minutes submitted by:   Linda Leonard 
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