
OFFICIAL MINUTES  
PLAN COMMISSION AND ZONING BOARD OF APPEALS 

VILLAGE OF MATTESON 
SEPTEMBER 17, 2009 

 
CALL TO ORDER: 
 
Chairman Howard-Davis called the meeting to order at 7:30 p.m. 
 
ROLL CALL: 
 
Commissioners Present: 
1. Sebronella Howard-Davis, Chairman 
2. William Harris 
3. Albert Tyler III 
4. Dr. Laurice Geanes 
5. Veloid Cotton 
6. Allan Johnson 
 
Absent: 
1. Trustee Burton 
2. Regan Stockstell (Commissioner Stockstell arrived at 7:45 p.m.) 
 
Also Present: 
1. Pam Hirth, Director of Community & Economic Development 
2. Ryan Franklin, Village Planner 
3. Linda Leonard, Recording Secretary 
 
ITEM #3 
No changes to the Agenda. 
 
ITEM #4 APPROVAL OF SEPTEMBER 03, 2009 MINUTES: 
 
Commissioner Tyler made a Motion to accept the September 03, 2009 Minutes.   
Commissioner Geanes seconded the Motion. 
 

VOTES: 
 

Cotton :  Aye     
Geanes :  Aye     
Harris :  Aye     
Howard-Davis :  Aye  5 Ayes 0 Nays  1 Abstain 1 Absent 
Stockstell :  Absent     
Tyler :  Aye     
Johnson :  Abstain     

The September 03, 2009 Minutes were approved, with no changes. 
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ITEM #5 PUBLIC HEARINGS 
 
The Public Hearing was opened at 7:35 p.m. 
 
Continued from September 03, 2009   
Petition #09-001 Zoning Ordinance Text Amendments to Section 159.22 (Uses Permitted in 
Districts) & Section 159.05 (Definitions) 
Applicant: Jesal Patel, representative for Matteson-Lincoln Investments, LLC.  (Use) and 
Village of Matteson Community Development Department (Definition) 
 
Ms. Hirth gave a brief summary of the request.   
 
BACKGROUND: 
 
A petition to allow a resale shop as a special use in the Mixed Use District (MXD) was 
previously considered at the regular meeting of the Plan Commission meeting June 4th.  The 
original text amendment request came from the owners of the Matteson Towncenter and only 
included the request to allow a resale shop as a special use within the MXD.  However, the June 
4th public hearing was not properly conducted, thus creating the need to republish for a new 
public hearing on July 2nd.  Based on discussion that occurred on this matter, staff expanded 
upon the request to establish a definition for resale shop as well as use criteria for a resale shop 
to ensure its compatibility within the MXD district.  Subsequent to the date of the new public 
hearing date, there have been several continuances as a result of extensive discussion/staff 
meetings with the owners of the Matteson Towncenter. 
 
ANALYSIS: 
 
At this time, the Village’s Zoning Ordinance does not define a resale shop.  This particular type 
of use can be subject to a variety of interpretations (consignment shop, thrift store/shop, charity 
shop, second-hand store/shop).  To establish a consistent interpretation of a resale shop, staff 
proposes the following definition be added to the Definitions Section (159.05) of the Zoning 
Ordinance: 
 

Resale Shop: an establishment that mainly sells second-hand durable goods that are 
obtained from members of the public by one of the following means:  purchased from the 
original buyer or user, donated, or provided through consignment (the process by which a 
seller (consignee) pays the person who owns an item (consignor) a portion of the 
proceeds from the sale. 
 

Currently, Section 159.22 of the Matteson Zoning Ordinance lists resale shops as allowable uses 
in C1, C3, C4, C5 zoning districts.  Currently the resale shops are not listed within the Mixed 
Use District.  The applicant is seeking consideration of a Zoning Ordinance text amendment that 
would allow a resale shop as a special use in the Mixed Use District (MXD).  The nature of a 
special use indicates that the particular use needs to be carefully considered with respect to its 
potential impacts on adjacent uses, its appropriateness for the proposed location, and whether 
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applicable conditions are needed.  In addition, criteria can be established to assist with the 
consideration of a special use permit request.  As such, staff has drafted the following criteria to 
ensure that a proposed resale shop remains compatible with other allowable uses within the 
MXD: 
 

1. Building size or tenant space size – The Mixed Use District is intended to provide for a 
mix of commercial, office research, and service development that generates a higher than 
usual level of traffic, parking, and daily activity.  To ensure that a complimentary mix of 
tenants is maintained on property zoned MXD and to support the intent of the district, 
staff is proposing that the square footage of a resale shop not exceed 15,000 square feet in 
area. 

 
2. Ancillary drop-off facilities – by the proposed definition, a resale shop can obtain its 

durable goods via donations from members of the public.  Typically donations are 
received directly (donator carries items into the building and leaves with a facility 
worker) or indirectly (donator places items in a drop-box or designated drop-off area).  
With the second method, items are removed from the drop-box or drop-off area 
periodically throughout the day and can be dropped-off during and after regular business 
hours.  Maintenance problems can arise when there is a surplus of donations received, 
especially after business hours resulting in an unsightly appearance.  To eliminate the 
possibility of this type of maintenance issue in these high visibility locations zoned 
MXD, staff is proposing that any ancillary activities associated with a resale shop take 
place inside the building with the donator entering the facility and leaving items with a 
facility worker.  In addition, staff also proposes that donations be accepted only during 
regular business hours and that no donations are accepted (of left) after business hours.  
To assist members of the public, a resale s hop operator might consider posting a sign 
visible to the public indicating the policy on accepting donated items. 

 
If ultimately approved by the Village, the proposed definition text amendment would be 
applicable in all zoning districts that allow resale shops whereas the proposed use text 
amendment would be applicable to all property zones Mixed Use District (MXD).  The majority 
of the land that is zoned MXD is located along Lincoln Highway and Cicero Avenue, as well as 
the Village Commons area. 
 
RECOMMENDATION: 
 
Staff recommends approval of Petition PC #09-001 for the Zoning Ordinance Text Amendment 
to Section 159.05 Definitions for the establishment of a definition for Resale Shop as presented. 
 
Staff recommends approval of Petition PC #09-001 for the Zoning Ordinance Text Amendment 
to Section 159.22 Uses Permitted to allow a Resale Shop as a Special Use within MXD, subject 
to the following criteria: 
 

1. A resale shop cannot exceed 15,000 square feet in area; 
2. Ancillary donation drop-off activities need to take place inside of the building 

with donators entering the facility and leaving items with a facility worker; and 
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3. Donations are to be accepted only during normal business hours; there are to be 
no donations accepted or left outside the facility after normal business hours. 

 
FINDINGS OF FACT: 
 
The Findings of Fact were not presented not discussed, however Staff noted for the Commission 
that there are two sets of Findings; one for the text amendment related to the definition and one 
for the text amendment related to allowing a resale shop as a special use in the MXD. 
 
Ms. Hirth explained that this is a collaborative type Text Amendment in that it is proposed by 
Village Staff and Mr. Patel.  It would establish a definition for a Resale Shop as well as allow a 
Resale Shop as a Special Use within MXD.   
 
Ms. Hirth stated that a MXD District is a unique type of district with a combination of business 
and residential.  Therefore, it is recommended that the Resale Shop not be the dominant 
business/building.  Staff worked with Special (Legal) Counsel and it was recommended by 
Special (Legal) Counsel that a Resale Shop should have a maximum size of 15,000 square feet.  
Staff reiterated that the maximum size would prevent a resale shop from becoming a dominant 
use in a shopping center. 
 
Ms. Hirth then stated the second criteria relating to the ancillary drop-off facility which is being 
proposed to ensure that there are no maintenance issues. 
 
Commissioner Questions/Comments: 
 
It was questioned by the Commission on page 2 of the Staff Report if the word “minimum” was 
correct given the verbiage in the paragraph.  Staff clarified that the word “minimum” should be 
deleted from the report. 
 
The Commission inquired as to how the size of 15,000 square feet was arrived at for a Resale 
Shop.  Staff reported that this figure was recommended by Special (Legal) Counsel.  Ms. Hirth 
stated that she did not know how Special (Legal) Counsel determined this size.  Staff was 
directed to ask Special (Legal) Counsel the rationale for 15,000 square feet. 
 
It was suggested by the Commission that, perhaps, it would be a better idea to use a percentage 
amount for the size of the resale shop rather than square footage.  The amount of percentage/size 
of the resale shop would be determined by the size of the entire project.  It was suggested that a 
perhaps a 10% of total square feet but not to exceed 15,000 square feet, whichever is less. 
 
The Commission asked if there is another business/building that would be comparable to 15,000 
square feet.  Discussion occurred related to various building and tenant space sizes within the 
Village.  Staff advised the Commission that they would research buildings and tenant spaces and 
report back to the Commission with comparative information. 
 
The Plan Commission would like to continue PC#09-001 until Special (Legal) Counsel can 
explain how the figure of 15,000 square feet for a resale shop was determined. 
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The Plan Commission further discussed that if a resale shop would be too small, it could possibly 
give a very junky appearance.  It was clarified that being a Special Use, certain conditions could 
be put in place and to ensure a resale shop with a decent appearance.  It is important for the good 
appearance of a resale shop in the area requested because this is the “gateway” to the Village of 
Matteson. 
 
Chairman Howard-Davis made a Motion to close Public Hearing PC#09-001.  Commissioner 
Harris so moved.   
 

VOTES: 
 

Cotton :  Aye     
Geanes :  Aye     
Harris :  Aye     
Howard-Davis :  Aye  7 Ayes 0 Nays  0 Abstain 0 Absent 
Stockstell :  Aye     
Tyler :  Aye     
Johnson :  Aye     

 
Public Hearing PC#09-001 was closed at 7:55 p.m. 
 
Chairman Howard-Davis asked for any further discussion/questions from the Plan Commission.   
 
The Commissioners were uncertain as to what the size of the resale shop should be and felt that 
the best scenario would be to use a percentage but do not know exactly what the percentage 
should be. 
 
Commissioner Tyler made a Motion to table PC#09-001 until the next meeting, October 1, 2009, 
and for staff to contact Special Counsel to find out how 15,000 square feet was determined. 
Commissioner Geanes seconded the Motion. 
 

VOTES: 
 

Cotton :  Aye     
Geanes :  Aye     
Harris :  Aye     
Howard-Davis :  Nay  6 Ayes 1 Nay  0 Abstain 0 Absent 
Stockstell :  Aye     
Tyler :  Aye     
Johnson :  Aye     

 
Petition #09-001 will be tabled to the October 1, 2009 Plan Commission meeting. 
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Continued from September 3, 2009 
Petition PC#09-002 Special Use Permit for a Resale Shop (Salvation Army)/140-142 Town 
Center Drive 
Applicant: Jesal Patel, representative for Matteson Towncenter, LLC 
 
Regarding agenda item PC#09-002, per the request of the Applicant via email correspondence 
received the same day (a copy of the email was provided to the Commission), Staff is 
recommending that the item be continued to the next meeting on October 1, 2009.  
 
The Commission asked that, because of the petition being continued for quite some time, would 
it be necessary to republish in the newspaper.  Ms. Hirth stated that, since there was a second 
republishing done for the September 3, 2009 meeting, it would not be necessary to republish 
again. 
 
The Commission asked if staff is certain that Mr. Patel would be prepared for the next meeting, 
October 1st.  Staff asked Babu Patel if he knew whether or not they would be prepared for the 
next meeting and Mr. Babu Patel indicated that they would be prepared to come before the Plan 
Commission on October 1st. 
 
The Commission want to give Mr. Patel some extra time so that he can be prepared to come 
before the Plan Commission.  The Commission then stated that they weren’t certain if Babu Patel 
could answer for the Petitioner, Jesal Patel.  Staff clarified that Babu Patel and Jesal Patel are 
owners of the property and that Babu Patel should be able to speak on behalf of Jesal Patel.    
 
Commissioner Tyler made a Motion to continue PC 09-002 at the October 1, 2009 Plan 
Commission meeting. 
Commissioner Geanes seconded the Motion. 

 
VOTES: 

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

 
Petition #09-002 will be continued at the October 1, 2009 Plan Commission meeting. 
 
Continued from September 3, 2009 
Petition PC#09-003 Amendment to Special Use Permit for a Planned Unit Development (PUD) 
with Site Plan Changes and Variances related to required parking and landscaping (Crossroads 
Plaza) 
Applicant: Jesal Patel, representative for Matteson-Lincoln Investments, LLC 
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Regarding agenda item PC#09-003, Staff is recommending that the item be continued to the next 
meeting on October 1, 2009. The applicant submitted revised plans and documentation, however 
after staff’s review the information still had outstanding issues that needed to be addressed.   
 
Commissioner Stockstell made a Motion to continue PC#09-003 at the October 1, 2009 Plan 
Commission meeting. 
Commissioner Johnson seconded the Motion. 

 
VOTES: 

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

 
Petition #09-003 will be continued at the October 1, 2009 Plan Commission meeting. 
 
The Commission stated how this situation, with the repeated continuances of the agenda items 
PC#09-001, PC# 09-002, and PC#09-003, could be prevented by not having the plans and 
documents come before the Plan Commission prior to being fully approved by Staff.  The 
Commission has requested that Staff direct the Petitioner that he comes to Staff with the required 
plans and documents ready to move forward to the meeting on October 1st or these agenda items 
will be discontinued and the public hearings will be republished for a later date when the Staff 
and the Petitioner are in agreement with the plans and documentation, and the plans and 
documentation are ready to move forward.  Staff reminded the Commission that Babu Patel is 
present to hear the Commission’s direction to Staff.  
 
Babu Patel commented that it is not only the Petitioner being late with plans and documents.  He 
feels that the Village has not moved this project along in a timely manner and has made or asked 
for changes at the last minute.  Mr. Patel also stated that Jesal Patel did not receive the agenda 
for the meeting until the day of the meeting.  
 
The Commission asked why the Petitioner received the agenda late.  Linda Leonard stated that 
the Agenda was placed in the “Outgoing Mail” slot on Friday, Sept. 11th and it is not known why 
the Petitioner received the agenda late.  Mr. Franklin stated that the Petitioner was well aware of 
the Public Hearings being held at the Plan Commission Meeting tonight due to several previous 
telephone calls, emails, letters etc.  The mailing of the agenda was not the only communication 
with the Petitioner. 
 
ITEM #6 OLD BUSINESS 
 
No Old Business. 
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ITEM #7 NEW BUSINESS 
 
No New Business. 
 
ITEM #8 COMMISSIONER’S REPORT/INQUIRIES 
 
Commissioner Harris asked Staff if they had found out who owns the building where Hawkinson 
KIA is located.  Mr. Franklin stated that he would send an email to the commissioners after 
finding out who the owner is. 
 
Commissioner Cotton asked Staff if there was any report on the Business District.  Ms. Hirth 
stated that the Public Hearing for the Business District had been held.  Commissioner Cotton 
asked if the Business District was approved.  Ms. Hirth explained that the Business District is on 
the Village Board agenda on Monday, September 21, 2009.   
 
ITEM #9 STAFF COMMUNICATIONS 
 

a. Upcoming Projects 
 Ms. Hirth stated that the proposals for the Quiet Zone study had been sent out 
and, as of this date, one Proposal has been received. 
 

b.  Response to the Plan Commissioner’s Inquiries 
 

Commissioner Stockstell asked the status of Wal-Mart.  Ms. Hirth reported that it 
has been several months since hearing from Walmart and that with the last 
discussion Staff was told that Wal-Mart has been put the project on hold because 
they are in the process of revising their prototype.  LaVern Murphy may have 
received more recent information from Wal-Mart. 
 
Commissioner Stockstell stated that he has heard that South Oak Dodge will be 
closing.  He asked if Staff has received any communication in regards to this.  Mr. 
Franklin reported that Planning has not received any communication in regards to 
the closing of South Oak Dodge. 

 
Harold’s Chicken is now open in the Liberty Plaza Center on Lincoln Highway. 

 
Commissioner Geanes asked if the Halloween Store is temporary and was told by 
Staff that it is temporary only. 
 

ITEM #10 NEXT REGULAR MEETING 
The next regular meeting for the Plan Commission is scheduled for October 1, 2009 at 7:30 p.m. 
 
ITEM #11 ADJOURNMENT 
 
Commissioner Stockstell made a motion to adjourn. 
Commissioner Johnson seconded the Motion. 
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VOTES: 
 

Cotton :  Aye     
Geanes :  Aye     
Harris :  Aye     
Howard-Davis :  Aye  7 Ayes 0 Nays  0 Abstain 0 Absent 
Stockstell :  Aye     
Tyler :  Aye     
Johnson :  Aye     

 
The meeting was adjourned at 8:40 p.m. 
 

Minutes submitted by:   Linda Leonard 
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