
OFFICIAL  MINUTES 
PLANNING COMMISSION 
VILLAGE OF MATTESON 

December 16, 2010 
 
 
CALL TO ORDER: 
Chairperson 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. Allan Johnson 
4. Albert Tyler III  
5. Regan Stockstell – late arrival 7:35 pm.  
6. Veloid Cotton 
 
Also Present: 
1. Pam Hirth, Director of Community Development 
2. Ryan Franklin, Village Planner 
3. Cheryl Coleman, new Commissioner 
4. Trustee Anthony Burton  
5.  Dustin Erickson, Village Engineer from Terra Engineering 
6.  LaVern Murphy, Deputy Director of Economic Development 
 
Commissioners Absent: 
1.  Dr. Laurice Geanes 
 
CHANGES TO THE AGENDA - No changes to the Agenda. 
 
APPROVAL OF MINUTES – None presented for consideration  
 
PUBLIC HEARINGS  
 

PC#10-011 Consideration of a Planned Unit Development (PUD) for a proposed 
expansion to the Menards store including a new covered lumber yard area, and an 
expanded outdoor sales area and building and incorporation of a portion of the 
adjacent Meritex building and parking area. 

 
APPLICANTS: Menard, Inc. (Menards Parcel) and TTR Matteson, LLC (Meritex 
Parcel)  
  
Ms. Hirth presented the Staff Report as follows: 
 
GENERAL INFORMATION 
 
APPLICANT:  Menard, Inc. (Menards Parcel) and TTR Matteson, LLC (Meritex 
Parcel)  
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OWNER:  Menard, Inc. and TTR Matteson, LLC  
 
LOCATION: Generally located at the southeast corner of Cicero Avenue and 

Gateway Drive  
 
SIZE OF PARCELS: Total of both parcels (Lot 1-Menards and Lots 2, 3, & 4-Meritex): 

approximately 34 acres 
            

CURRENT ZONING & LAND USE: I-1 Service /existing Menards Store and Meritex 
building  
 
ADJACENT ZONING & LAND USE: 
 

NORTH: C-4 Highway Commercial/commercial (Pep Boys & vacant Target 
building) 

SOUTH: I-1 Service/vacant land 
 EAST:  I-1 Service/vacant land   

WEST:  I-1 Service/existing pond and existing self-storage facility   
 
LAND USE PLAN DESIGNATION:  Neighborhood Intensity and Production Intensity 
 
BACKGROUND: 
 
The existing Menards store was approved by the Village in early 1993.  Based on 
available building records, it appears that the now Meritex building was constructed 
sometime late 1960’s. The building has had multiple users and modifications since its 
construction.    
 
The nature of the proposal requires a coordination of redeveloping two distinct properties 
having two separate and distinct uses.  The complexity of the Menards proposal involves 
the acquisition of both land and building from the adjacent property and an irregular re-
subdivision of the two properties.     
 
Upon consult with the Village Attorney, the applicant was advised that the initial PUD 
application (submitted initially for Menards only) needed to include all of the properties 
affected by this redevelopment proposal.  As such, both the owner’s of the Menards 
parcel and the owners of the Meritex parcel (excluding the self storage parcels) are co-
applicants to the PUD request.   
 
ANALYSIS: 
 
Site Plan  
 
The applicant, Menards, Inc., is seeking Village approval for an expansion to their 
current store.  The expansion would include a 16,500 (50 feet x 330 feet) square foot 
building expansion on the north; a garden center expansion to the south; and the 
addition of 54,000 square foot enclosed lumber yard area (also to the south).  The 
applicant has indicated to staff that the proposed expansions and modifications are 
needed bring to the existing Menards store into compliance with the current prototype 
concept.  
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As co-applicant, TTR Matteson, LLC, is seeking Village approval for a portion of the 
existing building and parking area to be incorporated into the Menards expansion 
proposal.  The impact of the expansion on the Meritex property includes the conversion 
a portion of the existing building and existing parking area. Approximately 54,000 square 
feet of the existing building would be converted into the proposed enclosed lumber yard 
area, and approximately 81 parking spaces would be converted into the proposed 
garden center expansion.  Both properties would then be re-subdivided in accordance 
with the expansions. 
 
Building Expansion on the North 
 
The Menards 16,500 square foot expansion on the north side of the building would result 
in a reduction of the overall required building setback from 25-feet to 10-feet.  For a point 
of reference, the existing fence/pallet racking structure is currently setback 
approximately 10-feet at its closest point.  There would be no impact to the location of 
the existing sidewalk, other than its ultimate proximity to the new building.  Currently the 
sidewalk is located approximately 60 feet from the building, with the construction of the 
building addition, the sidewalk would be located approximately 10-feet from the building.  
Staff recommends as a condition of approval that should any portion of the sidewalk be 
damaged during construction of the northern building expansion, the applicant will be 
responsible for repair and/or replacement of the sidewalk in accordance with Village 
code. 
 
With the expansion of the building to the north, the applicant has requested that the 
Village vacate a portion of Gateway Drive right-of-way and a portion of a 10-foot public 
utility easement.  Staff did request that the building expansion be reduced in the size to 
eliminate the need for vacation of the right-of-way and public utility easement.  The 
applicant indicated that a reduction in the size of the building addition is not feasible.  
 
Garden Center Expansion 
 
The Menards expansion of the garden center on the south side of the building includes 
the conversion of the existing garden center to the retail space (expansion to the store) 
and the construction of a new 72-feet x 330-feet unheated canopy area.  The expanded 
outdoor garden center area would be located south of the new canopy on the property 
acquired from the Meritex site.  A new 14-foot high wrought iron fence would be added 
on the east side of the garden center area facing Cicero Avenue.  Elsewhere in the 
garden center area Menards standard 14-foot high fence/pallet structure would be 
installed.   
 
Enclosed Lumber Yard 
 
Menards proposes a 54,000 square foot (150-feet x 360-feet) enclosed lumber yard area 
would be located in a portion of the Meritex building acquired by the applicant.  Both the 
Fire Department and the Senior Building Inspector have been involved with initial review 
of this enclosed lumber yard area given its connection to the Meritex building.  The 
applicant has addressed their concerns accordingly.  The plans identify a designated 
“fire lane” through the outdoor garden center/lumber yard area.  Staff recommends as a 
condition of approval that this designated area remain free and clear of any merchandise 
at all times.   
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Primary vehicular access to the lumber yard area would be via an existing driveway 
located on the west side of the building.  The driveway is located on the Meritex parcel 
and a cross access easement would be established.  Staff recommends as a condition 
of approval that the cross access easement be submitted for review and approval by the 
Village; and executed prior to issuance of a building permit. 
 
Parking/Vehicular Access  – Menards 
 
On the original site plan submitted as part of the building permit in 1993, 302 parking 
spaces were shown.  Staff is unable to locate a planning file for the original approval for 
the Menards identifying the methodology used for the parking calculation and the Village 
Clerk’s office does not have any approved variances on record. According to the Zoning 
Ordinance building material sales would be required to have one (1) parking space per 
5,000 square feet of floor area plus five (5) per 1,000 square feet of floor area for indoor 
accessory sales.  Based on the required parking ratio, the Menards store, with the 
proposed expansions, would require 701 parking spaces.   The proposed site plan 
illustrates the provision of 303 parking spaces.   
 
The applicant has indicated that the existing number of parking spaces would be 
sufficient to serve the expanded Menards store.  Since no additional parking has been 
proposed, staff requested that the applicant submit a Parking Study (see attached study 
completed by KLOA, dated November 18, 2010).  According to the Study, “a parking 
occupancy survey was conducted on Friday, November 12th and Saturday, November 
13th from 11:00 am to 7:00 pm and from 11:00 am to 6:00 pm, respectively.” Staff noted 
that they will defer to the applicant regarding any specific questions regarding the 
Parking Study and allow the applicant to present the findings. 
 
The Study also addressed peak spring/summer sales with using this years sales data 
provided by Menards.  According to that data, “Menards indicated that they had 
approximately 26% more sales transactions during this year’s peak summer weekend 
when compared to the actual sales data on the days the parking survey’s were 
conducted.”  “ 
 
The Parking Study was evaluated by our Consulting Engineer (see attached).  Please 
also see the applicant’s response to the Engineer’s remaining comments (attached). 
 
In addition, staff requested the applicant to provide parking counts for existing 
comparatively sized Menards stores.   The following information was submitted: 
  

Store Location  Number of Parking Spaces
Gurnee, IL    338 

 Golden Valley, MN   350 
 St. Paul, MN    387 
 Elkhart, IN    388   
 Peru, IL    391 
 Fox Lake, IL    397 
 
Based on the information supplied by the applicant, the Matteson store parking falls into 
a deficit range of 35 to 94 parking spaces when compared to the other Menards stores.  
Again, the applicant has indicated that the existing number of parking spaces would be 
sufficient to serve the expanded Menards store. 
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Currently, the parking lot is used for outdoor seasonal sales and merchandise displays, 
thus reducing the number of available/usable parking by approximately 52 spaces.  With 
the proposed expansions of the garden center area, the applicant has indicated that this 
practice would no longer be necessary.  Staff recommends as a condition of approval 
there is to be no outdoor sales, merchandise displays or storage of any kind within the 
parking lot; and all such activity must occur within the designed garden center/lumber 
yard area only.  
 
To further assist in the mitigation of any potential parking issues, Staff also recommends 
as conditions of approval the following:  that customer parking or standing vehicles can 
only occur in areas specifically designated for those purposes, and there is to be no 
overflow customer parking of vehicles on Gateway Drive. 
 
According to the applicant, providing additional parking is difficult due to the constraints 
of the existing site.  During one meeting with the applicant, Staff suggested the option of 
possibly looking into the conversion of a portion of the detention pond located to the east 
of the building.  The detention ponds to both the east and west of the property are both 
owned by the Village.  Aside from ownership issues, the costs completing such a 
conversion could be costly and render the project unfeasible.      
 
There would be no change to vehicular access into the site from Gateway Drive (to the 
north). With the inclusion of the Meritex property to accommodate the proposed lumber 
yard area expansion, the existing driveway which presently provides a main access into 
the Meritex property would become a shared-access drive with the Menards parcel.  A 
cross access easement has been noted on the plan, however, an agreement between 
the owners will need to be executed and recorded prior to the issuance of a building 
permit.    
 
Parking/Vehicular Access – Meritex 
 
The Meritex building as stated above, has had multiple users and modifications since in 
construction.  The record history of the site & parking parameters have been difficult to 
decipher, however Staff recognized that the issue of parking needed to be addressed as 
part of this review process to establish a basis for future users of the building/property.  
Currently the warehouse portion (approximately 325,038 square feet) of the building is 
vacant.  There are currently two tenants in the building (Allegro Logistics & MF Global – 
both office uses) which occupy 48,502 square feet of total building area, however the 
nature of both users at this time does not typically have more than 5 total employees on-
site.    
 
The Matteson Zoning Ordinance requires one (1) parking space per employee based on 
half of the employee there at anytime.  Given the current primarily vacant condition of 
the building, the number of employees cannot be defined to determine the Village’s ratio.  
As a result Staff, looked at the requirements of other municipalities for warehouse 
parking, in order to find a more accurate way to determine a parking requirement for 
discussion purposes.  By applying a standard four (4) spaces plus one (1) space per 
1,500 square feet of floor area, the estimated parking for the existing warehouse would 
be 220 parking spaces.   
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Using the Matteson parking requirement of 4 spaces per 1,000 square feet of floor area, 
the existing office user would need 34 parking spaces. 
  
 Use    Estimated Required Parking

Warehouse    220 
 Office        34 
  
 Total Required   254 
 Total Identified on Site Plan  255 
 
Based on the above methodology and the existing conditions of the Meritex building at 
this time, the parking does not appear to be negatively affected by the proposed 
Menards expansion.  However, the parking requirements and all site conditions will be 
evaluated through the PUD review process upon any future re-use of the building or 
property.  
 
As stated above, with the inclusion of the Meritex property to accommodate the 
proposed lumber yard area expansion, the existing northernmost driveway which 
presently provides a main access into the Meritex property would become a shared-
access drive with the Menards parcel.  A cross access easement has been noted on the 
plan, however, an agreement between the owners would need to be executed and 
recorded.   Otherwise, there are no changes to the remaining driveway access points 
into the site. 
 
Building Elevation Plan 
 
The Menards new building expansions would be constructed of colors and materials to 
match the existing building.  The north side of the building would be constructed of split 
faced block painted gray to match the existing.  According to the approved Development 
and Design Guidelines blank sidewall elevations on street frontages and long 
“unarticulated” facades should be avoided.  The applicant has agreed to include a new 
solider course of smooth faced block painted emerald green to break up the blank 
façade on the north elevation. 
 
Landscape Plan 
 
While researching information for the background section of Staff’s report, Staff found a 
copy of the Menards approved landscaped plan dated 4/2/93 in the Building Services 
files.  Prior to finding the approved landscape plan, Staff requested that the applicant 
provide three notes on the  proposed landscape plan addressing existing dead, 
damaged or missing plantings need to be replaced; existing trees and shrubs being 
mulched in accordance with code; and existing landscaping around the base of the sign 
needs to be removed and replaced. Now that Staff has the approved landscape plan, the 
notes need to address compliance with the approved landscape plan.  Staff 
recommends as conditions of approval that the notes be revised accordingly to 
reference “in accordance with the approved landscape plan on file”.   
 
According to the approved landscape plan, 13 existing evergreen trees (combination of 
8-foot spruces and pines), 5 deciduous overstory trees (combination of 2” & 3” caliper 
crab trees and maples) and 40 shrubs (combination arborvitae, junipers, yews spirea, 
and forsythia) are required along the north side of the building.  With the building 
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expansion, the applicant proposes to replace these trees else-where on the site, 
however with this additional information from the file and the clarity of the setback area 
shown on the engineering plans, Staff recommends that the applicant replace the 
evergreen & overstory deciduous trees, and shrubs within the ten (10) foot setback area.   
 
The applicant does not anticipate changes to the existing configuration of the 
landscaped islands.  However, as a housekeeping measure, it should be identified that 
the width of the islands do not comply with Village code and therefore a variation is 
needed. 
 
The applicant proposes to add foundation planting areas along the southern portion of 
the front elevation adjacent to the new, expanded garden center area.  The minimum 
width of a foundation area is 6-feet, both areas exceed the minimum width 
(approximately 9-feet and 10-13-feet in width).    
 
The overall scale of the landscape plan makes it difficult to read the number and type of 
plant material being proposed in along both the north side of the building and within the 
new foundation planting areas, therefore, Staff recommends that a revised landscape to 
a scale no greater than 1”-40’ needs to be provided prior to Village Board consideration.  
 
Signage  
 
The applicant does not intend to make any changes to the existing freestanding sign 
(120 square feet in area; 30-feet in height) nor the primary Menards wall sign (200 
square feet in area).  A new illuminated “Garden Center” wall sign of 30 square feet in 
area is proposed.  Since the primary Menards sign meets the maximum wall signage 
permitted, the new garden center sign will be considered as additional wall signage and 
therefore needs to be addressed accordingly.  
 
Preliminary Engineering Plans 
 
At this time, the applicant has submitted preliminary engineering plans only as part of the 
PUD review process.   The Preliminary Engineering Plans have been reviewed and 
approved by the Village Engineer.    
 
Plat of Resubdivision, and Right-of-way & Easement Vacation 
 
Right-of-Way Vacation 
 
With the expansion of the Menards building to the north, the applicant has requested 
that the Village vacate a portion of approximately thirteen (13) feet of right-of-way. 
Village staff has verified that there is an existing 12-inch watermain and AT & T (visually 
confirmed) pedestal situated between the sidewalk and curb, and not within the right-
way being requested to be vacated.  Prior to Village Board consideration, the Plat of 
right-of-way vacation needs to be revised in accordance with the Village Engineer’s letter 
dated December 12, 2010, and including adding the appropriate title and signature 
blocks to be reviewed and approved by Village Staff.    
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Plat of Resubdivision/Easement Vacation 
 
Since the proposed expansions to the existing Menards store requires the acquisition of 
a portion of the Meritex building and parking area, the property is proposed to be 
resubdivided in accordance with the newly acquired site area.  Prior to Village Board 
consideration, the Plat of Resubdivision needs to be revised to include the appropriate 
title and signature blocks to be reviewed and approved by Village Staff.   
 
Also with the expansion of the building to the north, the applicant has requested that the 
Village vacate a portion of a 10-foot public utility & sidewalk easement.  The project 
Engineer has initiated a “design J.U.L.I.E.” as a means to identify the location and sizes 
of all existing utilities located on the subject parcel as well as within the public right-of-
way.  With the “design J.U.L.I.E.”, a rough determination of the existing utilities locations 
is established.  It is upon the request for a J.U.L.I.E. prior to commencing the project (or 
digging) that a more accurate and detailed utility locate is completed.  Per the project 
Engineer, based on the “design J.U.L.I.E.” no utilities were identified within the easement 
area.  Prior to Village Board consideration, the plat needs to be revised to include the 
appropriate title and signatures blocks, including signature blocks for all utility companies 
to be reviewed and approved by Village Staff.   
 
As a condition of approval, Staff recommends that should the completion of J.U.L.I.E. 
locate reveal existing utilities within the utility easement, the applicant of Lot 1 should be 
responsible for relocating any utilities and do so at his sole cost. 
 
Variations 
 
The Planned Unit Development (PUD) review process allows for the flexibility needed to 
promote innovative and creative land development that achieves the community vision 
outlined in the comprehensive plan and the design and development guidelines.  The 
applicant has provided a list of variances that he identified, however, Staff has reviewed 
the submitted variance list and based on our interpretation of the code, not all the items 
listed are needed variances.    The following variances are being requested in order to 
implement this proposed redevelopment: 
 
Menards Parcel – Lot 1 
 
The following are variations from the Zoning Ordinance that need to be incorporated into 
the PUD request specific to the Menards parcel: 
 
1. To reduce the minimum width of landscaped islands located at the end of all rows of 

parking from the required eight (8) feet to five (5) feet for existing landscaped islands. 
2. To reduce the minimum parking requirement from the required 701 parking spaces to 

303 parking spaces based upon the parking study and additional documentation 
submitted by Menards, Inc. 

3. To reduce the minimum front yard building setback for the building expansion on the 
north side of the building from the required 25 feet to 10 feet. 

4. To reduce the minimum side yard building setback for the new enclosed lumber yard 
area from 15 feet to 0 feet. 

5. To allow additional building signage of 30 square feet in area. 
6. To increase the fence height for the new fence/pallet structure and wrought iron style 

fence from twelve (12) feet to fourteen (14) feet. 
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Meritex Parcel – Lots 2, 3, & 4 
 
The following are variations from the Zoning Ordinance that need to be incorporated into 
the PUD request specific to the Meritex parcel: 

 
1. To reduce the minimum side yard building setback on the north and west 

elevations of the Meritex building (adjacent to the Menards building acquisition) 
from 15 feet to 0 feet, as illustrated on the attached plans. 

2. To reduce the minimum side yard building setback for the east elevation (where 
the building connects to the self storage building) of the Meritex building from 15 
feet to 0 feet, as illustrated on the attached plans.   

 
FINDINGS  
 
As required, staff evaluated the PUD request based upon the findings as identified in the 
Zoning Ordinance.  Based upon the findings in Ordinance, Staff finds the following:  

 
1) The Planned Unit Development fulfills the objectives of the comprehensive plan 

and the land use policies of the Village and presents an innovative and creative 
approach to the development of land and living environments. The proposed 
redevelopment project allows underutilized property (Meritex) to be used to 
expand a successful existing Matteson business which in turn creates 
improved merchandising for Matteson residents;   

 
2) The proposed land uses fulfill, or can reasonably expected to fulfill, a need or 

demand for such uses within the Village.  The redevelopment proposal will 
enhance the shopping experience for Village residents since expanding the 
existing Menards store will allow for greater merchandising.  It addition, the 
expanded building will make the store more in line with Menards current 
prototype; 

 
3) The physical design of the Planned Unit Development efficiently utilizes the land, 

adequately provides for transportation and public facilities, and preserves natural 
features of the site, and the property is suitable for the proposed purposes and 
land uses. The proposed redevelopment project allows underutilized 
property (Meritex) to be used to expand an existing business with no 
impact to transportation and public facilities.  The merging of the two 
parcels, creates an opportunity to enhance existing site conditions related 
to landscaping, the parking lot and fencing;     

 
4) Any exceptions to bulk and density regulations of the underlying zoning 

shall be solely for the purpose of promoting an efficient and coordinated site plan, 
no less beneficial to the residents or occupants of such development, as well as 
the neighboring property, than would be obtained under the bulk and density 
regulations of this ordinance for buildings developed on separate zoning lots.  
The exception to the bulk regulations of the underlying zoning are being 
requested as a means to facilitate the expansion of the Menards store and 
the incorporation of an existing underutilized property;  
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5) The PUD meets the requirements and standards of the Planned Unit 
Development regulations.  The Planned Unit Development meets the intent of 
the requirements and standards of the Planned Unit Development 
regulations;  

 

6) Open spaces and recreational facilities are provided.  The proposed 
redevelopment attempts to preserve the existing open space on the 
properties, no recreational facilities are required or provided; 

 
7) Will have vehicular approaches to the property which shall be so designed as not 

to create an undue interference with traffic on surrounding public streets or roads. 
The vechicular approaches to the property will remain unchanged, and will 
not create an undue interference with traffic on the surrounding public 
streets; and 

 
8) The PUD is compatible with the adjacent properties and the neighborhood, and 

along the periphery of the PUD, yards or setbacks shall be provided that meet or 
exceed the regulations of the district in which the PUD is located.  The proposed 
redevelopment is compatible with the adjacent properties and the 
neighborhood.   

 
 
RECOMMENDATION: 
The applicants, Menards, Inc. and TTR Matteson, LLC., are seeking consideration of a 
favorable recommendation from the Plan Commission of the following: 
 

1. A Planned Unit Development (PUD) for a proposed expansion to the Menards 
store that includes a 16,500 (50 feet x 330 feet) square foot building expansion 
on the north; a garden center expansion to the south; the addition of 54,000 
square foot enclosed lumber yard area (also to the south); and the 
redevelopment/reconfiguration of that portion of the Meritex property to be 
incorporated into the Menards expansion. 

2. Site plan, landscape plan, architectural plan, sign package and lighting plan. 
3. A Plat of Re-subdivision, and Vacation of Right-of-way and Public Utility 

Easement, and   
4. Variances from the zoning ordinance as identified in the Staff Report. 

 
Staff also entered into the record that iIf the Plan Commission will be providing a 
favorable recommendation to the Village Board of Trustees, the following conditions 
should be considered for the implementation of this project: 
 

1. The owner of Lot 1 shall be responsible for repair and/or replacement in 
accordance with Village code of any portion of the public sidewalk damaged 
during construction of the northern building expansion. 

2. The designated “fire lane” located through the garden center/lumber yard area 
shall remain free and clear of any merchandise at all times. 

3. There shall be no outdoor sales, merchandise displays or storage of any kind 
within the parking lot; and all such activity must occur within the designed garden 
center/lumber yard area only. 

10 



4. Customer parking or standing vehicles shall only be permitted in areas 
specifically designated for those purposes, and there shall be no overflow 
customer parking of vehicles on Gateway Drive. 

5. Prior to Village Board consideration, the plat of right-of-way vacation, including 
the public utility and sidewalk easement vacation, shall be revised to include the 
appropriate title and signature blocks to be reviewed and approved by Village 
Staff.  

6. Prior to Village Board consideration, the Plat of Right-of-Way Vacation, including 
the vacation of the public utility & sidewalk easement, shall be revised in 
accordance with the Village Engineer’s letter dated December 12, 2010, and 
including adding the appropriate title and signature blocks to be reviewed and 
approved by Village Staff. 

7. Prior to Village Board consideration, the notes provided on the landscape plan 
shall be revised to reference “in accordance with the Menards approved 
landscape plan on file”.   

8. Prior to Village Board consideration, the applicant for Lot 1 shall submit a revised 
landscape plan showing that the existing evergreen & overstory deciduous trees, 
and shrubs to be removed on the north side of the building will be replaced within 
the new ten (10) foot setback on the north side of the building addition.  The 
landscape plan shall be revised to a scale no smaller than 1”=40’ and shall 
include detail to match the engineering site plan. 

9. Prior to Village Board consideration, all plans shall be revised to show a new 
trash enclosure being constructed on Lot 3 that will be constructed of masonry to 
match the existing building including metal or wood gates. 

10. Prior to the issuance of a building permit, final engineering plans need to be 
reviewed approved by the Village Engineer.  

11. Prior to the issuance of a building permit, a cross access easement between Lot 
1 (Menards) and Lot 4 (Meritex) for shared-use of the northernmost driveway 
located on Gateway Drive shall be executed and recorded. 

12. Prior to the issuance of a certificate of occupancy for any future user of the 
building on Lot 4 or the re-use of the property, the parking and all site conditions 
shall be subject to the Planned Unit Development (PUD) review process.    

13. Prior to issuance of certificate of occupancy for any future user of the building on 
Lot 4, the owner shall replace all damaged, dead and missing plant material in 
accordance with Village code. 

14. Upon completion of J.U.L.I.E. locate, if it is determined that there are existing 
utilities within the utility easement being considered for vacation, the owner of Lot 
1 shall be responsible for relocating all existing utilities as well as all costs 
associated with the relocations. 

 
Staff advised the Commission that the Applicants were in attendance.  Aaron Morrissey, 
Menards, Inc. and Ted Timme, Attorney for TTR Matteson, LLC. were introduced.  Also 
in attendance was the project civil engineer from Knoche & Associates . 
 
COMMISSIONER DISCUSSION / QUESTIONS / COMMENTS  
The Plan Commission discussion, questions and comments included the following: 

1. Several plan changes being requested by staff – when does applicant have to 
make changes.  Staff confirmed that plan changes are to be made prior to Village 
Board consideration. 

2. Whether Pep Boys has any issues with the building expansion on the north - 
Staff has not received any objections regarding the expansion. 
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3. Reference lots correctly in conditions – staff will correct accordingly. 
4. Whether when wall is removed if ceiling will be re-enforced in the transitioned 

garden center area – the applicant noted that building plans have not been 
submitted at this time. 

5. Easements should be shown on site plan – staff clarified that easements are 
shown on engineering site plan. 

6. Whether 15-foot separation between building and the water main is adequate – 
staff will verify with Superintendent of Public Works if 15-feet is sufficient. 

7. Whether additional detention is required for the site - applicant noted that 
preliminary engineering approval has been granted by Village engineer and 
MWRD has provided a verbal approval. 

8. Whether a structural analysis will be provided for the new wall and building 
separation. 

9. Whether loading space requirements for the site are adequate– staff stated that 
loading is adequate per Ordinance. 

10. Clarification on the additional services to be provided with the expansion – 
applicant stated that more products (i.e. appliances, groceries, pet supplies). 

11. Whether the additional services were discussed with staff – should be clarified 
prior to Village Board consideration. 

12. Whether parking requirements are general throughout the Village – staff clarified 
that parking ratios are use specific. 

13. Whether ADA parking requirement is being met – project engineer verified 
compliance; staff will verify prior to Village Board consideration. 

14. Impact of additional services on the parking demand – applicant stated that there 
would be no impact. 

15. Why hours chosen for parking study/after 11:00 – applicant stated that 
contractors are typically at the store before 11:00. 

16. Whether additional lighting should be provided on the north side of the building - 
a wall fixture shown on north elevation plan at loading dock area. 

17. What happened to existing landscaping around the pond - staff clarified that the 
pond is not owned by Menards, but by the Village. 

18. Whether a precedent is being set by subdividing through an existing building – 
staff clarified that conditions have been added which should not create 
precedence for future requests. 

19. Impact of Menards expansion on marketability of Meritex property – attorney for 
Meritex property stated that the owner has considered dividing the building into 
condo units. 

 
Chairperson opened the floor to any public comment.  No one from the public was 
present to provide testimony regarding the subject petition.  Public hearing was closed at 
9:25 pm. 
 
Commissioner Tyler made a motion to approve agenda item PC #10-011.  
Commissioner Johnson seconded the motion. 
 
Based on discussion and testimony presented, the Plan Commission, a vote of 7-0, 
made a motion to recommend approval of a Planned Unit Development (PUD), including 
a site plan, landscape plan, architectural plan, sign package, lighting plan and to adopt 
the findings of fact as presented, incorporating the following deviations (variations) from 
the zoning ordinance 
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VOTES: 
 

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

 
* New member - vote unable to be considered due to pending Amendment to the 
Municipal Code regarding the number of official Plan Commission members. 
 
OLD BUSINESS – No Old Business. 
 
NEW BUSINESS - No New Business. 
 
COMMISSIONER’S REPORT/INQUIRIES 
 
Commission inquired as to whether or not the use of variances is appropriate under the 
PUD review process.  Staff agreed that the more appropriate reference should be 
deviations from the zoning ordinance instead of variances and will be sure to address 
accordingly in future PUD requests.  
 
Commission inquired as to the condition of Kostner Avenue adjacent to the Chase Bank.  
Staff noted that the Superintendent of Public Works is looking for grant funding that can 
assist with completion of the roadway and path improvements. 
 
Trustee Burton wished everyone a merry Christmas. 
 
STAFF COMMUNICATIONS – No staff communications. 
 
NEXT REGULAR MEETING - Staff advised the Commission that the next regularly 
scheduled meeting is January 6, 2011. 
 
ADJOURNMENT - The Plan Commission Meeting was adjourned at 9:40 p.m.  
 
 

Minutes submitted by:  Community Development Department 
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