
OFFICIAL MINUTES 
PLANNING COMMISSION 
VILLAGE OF MATTESON 

July 7, 2011 
 
 
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. Cheryl Coleman  
6. Regan Stockstell 
 
Also Present: 
1. Andre B, Ashmore, Village President 
2. Kathleen Field Orr, Village Counsel 
3. Pam Hirth, Director of Community Development 
4. Ryan Franklin, Village Planner 
 
 
Commissioners Absent: 
1. Dr. Laurice Geanes 
2. Veloid Cotton 
 
CHANGES TO THE AGENDA - President Ashmore and Kathleen Field Orr were added 
to the agenda to make presentations to the Plan Commission. 
 
Presentation by President Ashmore advised the Commission of the following: 
 

• After Labor Day, the number of regular meetings to    be changed from one 
(1) meeting to two (2) meetings per month; 

• Attendance at meetings and punctuality to meetings are important and need 
to be observed (if any member has an issue with observing attendance and 
punctuality then the member may want to reconsider their position on the 
Commission);   

• Vision of the current Administration including high quality customer service 
and overall services to residents; aggressive economic development 
initiatives (will be hiring a Director and Firm to assist with initiatives); and the 
re-vamping of many processes and procedures (ordinances, technology); 

• Focus needs to remain on planning topics- discussions on issues appropriate 
for the venue; 

• Changes to make-up of the Economic Development Commission 
(representation, evening meetings, etc.); and 
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• Zoning Board of Appeals and Plan Commission to be separate bodies with 
specific duties – Rupert Evans has been named the Chair of the Zoning 
Board of Appeals   

 
Presentation by Village Attorney advised the Commission of the following: 
 

• Introduction and brief description of professional experience; 
•  

 
APPROVAL OF May 19, 2011 MINUTES:  
 
A motion to accept the May 19, 2011 Minutes made by Commissioner Harris and 
seconded by Commissioner Johnson.  
 
VOTES: 
 

Coleman :  Abstain     
Cotton :  Absent     
Geanes :  Absent     
Harris :  Aye     
Howard-Davis :  Aye 4 Ayes 0 Nays  2 Abstain 2 Absent 
Stockstell :  Aye     
Tyler :  Abstain     
Johnson :  Aye     

 
The May19, 2011 Minutes were approved with modifications.  
 
 
PUBLIC HEARINGS  
 
PC#11-003 Consideration of a Planned Unit Development (PUD), including a Special 
Use Permit for a proposed addition of a drive-thru at the existing Panera Bread Co 
located at 4864 Lincoln Highway 
 
The public hearing for this agenda item was conducted during the regular meeting of the 
Plan Commission and opened by Chairperson Howard-Davis.    
 
Community Development Director Hirth and Village Planner Franklin presented the Staff 
Report. 
 
BACKGROUND: 
 
This parcel was originally developed as a retail center for Marshalls and Venture in the 
late 1980’s.  In August 2002 the Plan Commission considered and approved a site plan 
that established two-phase redevelopment proposal for the property.  Phase One 
identified the existing conditions of the property and Phase Two illustrated a 
reconfiguration of the existing internal road, the creation of two smaller development lots 
along Lincoln Highway and one smaller development lot along Cicero Avenue, and the 
addition of approximately 20,000 square feet of retail space to on the southwest portion 
of the existing building.  With the proposed realignment of the internal road, the acreage 
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of the smaller development lots along Lincoln Highway and Cicero Avenue was 
increased accordingly.   
 
In 2003, the Plan Commission considered and approved a revised site plan for a partial 
tenant build-out (approximately 13,000 square feet) space on the southwest side of the 
shopping center for additional retail.  The special use permit for the Long John 
Silver/A&W restaurant drive thru and the Harris Bank was also approved in 2003; 
however, the approved lot configurations for both were not in accordance with Phase 
Two redevelopment site plan approved in 2002.  Based on information found in the file, 
the owner of the center cited visibility concerns of the major tenants for the decision to 
not re-align the internal road and create the smaller development lot along Cicero 
Avenue as shown on the approved 2002 site plan.  
 
It does not appear that the final tenant build-out for Panera went through any formal Plan 
Commission review however the project file does indicate that the temporary outdoor 
service area permit was approved by the Commission in 2004.  
 
In 2007, the Village amended the Zoning Ordinance to include a Planned Unit 
Development (PUD) review process which is applicable to all developments, including 
unified commercial development.  As a housekeeping measure, it is the 
recommendation of the Village Attorney’s office to Staff that a PUD for the overall 
property be considered to address the multiple buildings on a single lot, and 
solidify the unified design of the subject property (shared access, shared parking, 
etc.).   
 
ANALYSIS: 
 
Overall Shopping Center - Planned Unit Development (PUD)  
 
Despite the approved 2002/2003 site plan configurations of the property, an 
accompanying plat of subdivision was never submitted, which created a situation of 
having multiple buildings on a single zoning lot.  The subject property is currently 
developed with a multi-tenant commercial building, a restaurant building (A & W Root 
Beer/Long John Silver) and a bank building with drive-thru (Harris Bank).  Typically, this 
scenario of multiple buildings on a single zoning lot would be addressed by a Planned 
Unit Development (PUD), however at the time of the development review the Village did 
not have a PUD review process in place.  The approval of the site plans occurred 
without an accompanying resolution or ordinance as the site plan approval process does 
not require Village Board action. 
 
In 2007, the Village amended the Zoning Ordinance to include a Planned Unit 
Development (PUD) review process which is applicable to all developments, including 
unified commercial development.  As a housekeeping measure to bring the property 
into compliance with Village ordinance, Staff recommended and the Village 
Attorney concurred that a PUD request for the overall property should be 
considered to address the multiple buildings on a single lot, and solidify the 
unified design of the subject property (shared access, shared parking, etc.) in 
accordance with Village ordinance.   Refer to attached Staff Marked-Up Exhibit 
which identifies the lot line (in bold line), the three (3) existing buildings, and the 
overall site layout of the shopping center.      
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Panera Bread  Proposed Drive Thru 
 
Panera Bread Co., a tenant in the shopping center since 2004, is seeking approval of a 
proposed drive-thru.  According to the Panera representatives, the addition of a drive-
thru component will increase their sales between 10 -15%; and service approximately 
40% of the total transactions.   To-date, the company has retrofitted 30 stores 
nationwide.  
 
Site Plan  
To add this proposed drive-thru, changes are necessary to the existing 
circulation/parking area on the south side of the existing Panera restaurant.  The existing 
outdoor patio area will remain in its current location.  The drive-thru will be accessed 
from the westernmost driveway.  The existing parking spaces immediate adjacent to the 
building would be removed to accommodate the new drive-thru lane.  The drive aisle 
would be signed with “Do Not Enter” signs on each side of the entrance, in addition to 
“Do Not Enter” signage being painted on the pavement.  The existing drive aisle would 
also be reduced from 22 feet to 18 feet to discourage vehicles from entering the 
remaining parking area the wrong way.  The proposed drive-thru complies with the 
stacking requirement of the Zoning Ordinance. 
 
The parking area would also be restriped from 90-degree parking stalls to angled 
parking stalls. The existing parking spaces immediate adjacent to the building would be 
removed to accommodate the new drive-thru lane.  Since Panera is part of the overall 
shopping center, the parking requirement is not impacted; as the approved plan 
identified an excess number of parking spaces being provided. 
 
At Staff’s request, the applicant has agreed to remove four parking spaces immediately 
east of the eastern entrance drive to the site at staffs request.  These parking spaces 
would be replaced with low growing landscaping and groundcover.  Currently, the 
parking spaces when occupied create a visual barrier for people exiting the property 
onto Corporate Lakes Drive. 
 
Since the proposed drive-thru would be located in proximity to the loading area of 
adjacent tenants, Staff has requested that the applicant provide in writing from the 
adjacent tenants and/or the property owner on behalf of the tenants that the proposed 
drive-thru will not conflict with their delivery schedules. As of the writing of this report, 
Staff has not received the requested written documentation.  If the Commission, moves 
forward with a recommendation of approval, Staff asks that this written documentation 
be provided prior to Village Board consideration. 
 
Landscape Plan 
The proposed landscape plan includes a mix of perennials and ornamental grasses, 
shrubs, and trees (shade, ornamental and evergrees).  It is the applicant’s intention to 
preserve/incorporate existing plant material into the proposed plan.  The proposed plan 
illustrates the addition of separation islands to define the drive-thru lane, a new planting 
area adjacent to the existing outdoor patio and two (2) new shade trees to be planted 
along Corporate Lakes Drive.  The existing parking lot islands would also be freshened 
up with new plant material.  
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Signage Plan 
Panera Bread currently has two (2) existing building signs (south and west facades).  
The signage plan identifies that these building signs are to remain, however they will be 
raised on the elevation to accommodate two (2) new signs identifying the drive-thru 
component.  These new signs would be ten (10) square feet in area be located beneath 
the existing main business signage (refer to Sheets U-293a-v2 and U-293b-v2).  A new 
awning would be installed over the drive-thru window to match the existing awnings.  
Staff has verified that the proposed signage would be in compliance with the Zoning 
Ordinance. 
 
Five (5) directional signs would be installed. (refer to Sheets U-293d-v2 and U-293e-V2).  
Staff has verified that the proposed directional signs comply with the Zoning Ordinance.  
Details of the proposed menu board has also submitted (refer to Sheet DT MENU SIGN-
a.).   
 
Building Elevation 
There are not changes proposed on the south elevation, except for signage (addition of 
“Drive-Thru sign).  On the west elevation, the main change would be the addition of the 
drive-thru window and the new awning over the drive-thru window (refer to Sheet U-
293b.v2).  
 
FINDINGS OF FACT 
 
Planned Unit Development – Overall Shopping Center 
As required, staff has evaluated the PUD based upon the findings as identified in the 
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 Planned Unit 
Development fulfills the objectives of the comprehensive plan and the land 
use polices of the Village, by attempting to bring this property into 
compliance with current Village code relating to multiple buildings on a 
single lot and unified development; 

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

demand for such uses within the Village.  The development will continue to 
fulfill the demand for services within the Village as it is an existing multi-
tenant shopping center including a freestanding combo-restaurant, and 
freestanding banking facility with a drive-thru; 

 
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 physical design of the existing development consisting of a 
multi-tenant commercial building, restaurant building and bank building will 
continue to function as a unified development with shared access, parking, 
signage, etc.; 

 
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, 
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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.  
There are no identified exceptions to the bulk and/or density regulations for 
the existing development.  

 

5) The PUD meets the requirements and standards of the Planned Unit 
Development regulations.  The existing development, incorporating a unified 
site design and shared access, parking, signage, etc. generally meets the 
requirements and standards of the Planned Unit Development regulations;  

 

6) Open spaces and recreational facilities are provided.  There are no 
modifications to any designated landscaped areas or open spaces for the 
existing development as a result of the PUD request; 

 
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. 
There are no site nor design  modifications to the existing development as 
a result of the PUD request; 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 existing 
development will continue to the compatible with the adjacent properties 
and the established commercial corridor along Lincoln Highway. 

 
Special Use Permit – Proposed Drive-Thru 
As required, staff has evaluated the Special Use Permit request based upon the criteria 
as established in the Zoning Ordinance.  Based upon the established criteria, Staff finds 
the following:  
 

1. Proper District – the proposed special use is designated by this code as a 
possible special use in the zoning district in which the property in question is 
located. A drive- thru is identified as an allowable use in the Mixed Use 
District (MXD) with a Special Use Permit. 

 
2. District Regulations – the proposed special use will comply with all applicable 

regulations in the zoning district in which the property in question is located.  
The proposed special use will comply with all applicable regulations in 
the MXD. 

 
3. Special Regulations – the proposed use will comply with all special 

regulations established by this code for such special use.  The proposed 
drive-thru will comply with all applicable regulations as established in 
the Zoning Ordinance. 

 
4. Purpose – the proposed use is in harmony with the purpose and intent of this 

code and of any applicable portion of the Comprehensive Plan of the 
municipality.  The proposed drive-thru will be in harmony with Village 
code and the applicable portions of the Comprehensive Plan, as the 
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construction of a drive-thru allows an existing business to expand its 
operations and offerings to the residents  and enhance the economic 
viability of the of the Village.   

5. Impact on Surroundings – the granting of the special use permit will not 
substantially lessen the suitability of any nearby property for use and 
development in a manner permitted by right in the zoning district, within which 
such nearby property is located, and will not substantially diminish or impair 
property values in the vicinity of the property in question.  The granting of 
the requested Special Use Permit will not negatively impact the 
surrounding properties nor diminish their property values.  Staff has 
recommended that the applicant provide written documentation from 
the adjacent tenants and/or the property owner on behalf the adjacent 
tenants confirming that the proposed drive-thru will not conflict with 
their delivery schedules. 

 
6. Community Impact – the proposed special use permit will not substantially 

increase the congestion in the public streets; will not place burden on any 
other public utilities; or will not increase the danger of fire or endanger the 
public health or safety.  The proposed special use will not increase 
congestions in the public streets as the drive-thru has been designed to 
maintain all related traffic activity within the subject property.  Adequate 
stacking is provided on the site, and the Fire Prevention Bureau has 
approved the circulation for emergency vehicle access. 

   
7. Adequate Buffering – it shall have adequate site area, which area may be 

greater than the minimum in the district in which the proposed site is located, 
and other buffering features to protect permitted uses or surrounding 
properties.  Since the special use is an expansion to an existing 
restaurant tenant within the shopping center, no additional buffering is 
necessary.  However, the applicant has provided a landscape plan 
which will enhance the overall site and streetscape along Corporate 
Lakes Drive.  

 
8. Performance – there shall be reasonable assurance that the proposed 

special use will be properly completed and adequately maintained if 
authorized.  Staff is confident that the applicant will maintain the 
proposed special use properly if authorized.  In addition, the Special 
Use Permit will be ultimately be approved by an Ordinance adopted by 
the Village Board.  The applicant will be subject to maintaining the 
Special Use Permit in compliance with all plan attachments to the 
Ordinance and any applicable conditions identified within the 
Ordinance. 

 
RECOMMENDATION: 
 
The applicant is seeking approval of a Planned Unit Development (PUD) for the overall 
property, incorporating a Special Use Permit for a proposed drive-thru, and including a 
site plan, landscape plan, signage and elevation plans for the existing Panera Bread Co. 
located at 4864 Lincoln Highway. 
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If the Plan Commission recommends in favor of the requested actions and adopts the 
finding of facts, the following conditions of approval should be incorporated into the 
Commission’s recommendation:  Prior to Village Board consideration, the applicant 
needs to submit written documentation from the adjacent tenants and/or the property 
owner on behalf of the adjacent tenants that the proposed drive-thru will not conflict with 
their delivery schedules. 
 
The Attorney for Panera was introduced, along with a representative from Panera Bread 
Co., and the Civil Engineer for the project.  All were available to respond to any 
questions, comments or concerns. 
 
COMMISSIONER DISCUSSION / QUESTIONS / COMMENTS  
 
The Plan Commission discussion, questions and comments included the following: 
 
1. Commission asked if the outdoor patio area would be protected by bollards.  Staff 

answered that bollards were incorporated into the design of the existing outdoor 
patio area. 

2. Commission asked if the owners of the property signed the application.  Staff 
indicated that the owners did sign the application. 

3. Commission asked if the adjacent property owners were contacted.  Staff indicated a 
public notice was published, and this petition was signed by the property owner.  The 
applicant has also been contacting the adjacent tenants to get written assurance that 
the proposed drive thru will not conflict with their delivery schedules.  The Plan 
Commission asked that the Staff Report be updated to reflect that information. 

4. Commission inquired as to the amount of traffic that would be increased to the site 
due to the drive thru.  Staff stated that the petitioner submitted a traffic study, which 
has been reviewed by our engineer.  The Plan Commission asked that the staff 
report be updated to reflect that a traffic study was submitted and reviewed by our 
engineer. 

5. Commission asked if any consideration had been given to the amount of exhaust 
that may be inhaled by patrons eating in the outdoor seating area since it was in 
close proximity to the drive thru.  The petitioner answered that the landscape plan 
provides buffering between the drive aisle and the outdoor seating area.  In addition 
the proposed plan is an improvement to the current conditions, as cars currently park 
adjacent to the outdoor patio area. 

6. Commission asked if there is any additional lighting being proposed as a part of this 
proposal and expressed concern that there may not be adequate lighting in the rear 
of the building.  The petitioner stated that there is an additional light fixture proposed 
above the new drive thru pick up window. 

7. Commission asked why the word generally was used in the #5 of the PUD findings.  
After discussion it was agreed that the word generally should be removed. 

 
There was no one from the public present to provide testimony.  The public hearing was 
closed by Chairperson Howard-Davis at 8:45 pm. 
 
Commissioner Johnson made a motion to approve agenda item PC #11-003, with the 
condition noted in the staff report and adopt the applicable findings of facts for both the 
Planned Unit Development and the Special Use Permit.  Commissioner Harris seconded 
the motion. 
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VOTES: 
 

Cotton :  Absent     
Geanes :  Absent     
Harris :  Aye     
Howard-Davis :  Aye  6 Ayes 0 Nays  0 Abstain  2 Absent 
Stockstell :  Aye     
Tyler :  Aye     
Johnson :  Aye     
Coleman* :  Aye     

 
 
By a vote of 6-0, the Plan Commission passed a motion to recommend favorably 
to the Village Board, a Planned Unit Development (PUD), including a Special Use 
Permit for a proposed addition of a drive-thru at the existing Panera Bread Co. 
located at 4864 Lincoln Highway with a condition that prior to Village Board 
consideration, the applicant needs to submit written documentation from the 
adjacent tenants and/or the property owner on behalf of the adjacent tenants that 
the proposed drive-thru will not conflict with their delivery schedules. 
 . 
 
OLD BUSINESS – None  
 
NEW BUSINESS - None 
 
COMMISSIONER’S REPORT/INQUIRIES 
 
Commission inquired as to what business would be occupying the vacant space next to 
Marshalls (former Linens n Things).  Staff advised that the new business would be Ross 
Dress for Less. 
 
Commission requested updates on previously approved projects:  

Crossroads Plaza – permits reviewed, awaiting submission of applicable 
engineering fees and other agency permits; 
NASCAR car wash – former Spotless Car Wash, Staff updated the Commission 
on the reason for the name change and the revised building and freestanding 
signage; 
Chipotle Patio – awaiting the construction of the building 
Chili’s – project on-hold until next Spring 

 
Commission advised Staff that there is an oversized temporary banner at Lincoln Square 
Plaza.  Staff indicated they would look into it and have the business owner remove the 
sign. 
 
Commission stated the drive apron in between Matteson Liquors and Dominicks needs 
repair.  Staff stated they would look into notifying the appropriate parties. 
 
Commission suggested that Police and Fire help with Code Enforcement on the 
weekends.  Staff will relay that request to the Police and Fire Chiefs. 
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STAFF COMMUNICATIONS – No staff communications 
 
NEXT REGULAR MEETING - Staff advised the Commission that the next regularly 
scheduled meeting is August 4th and that at this time there are no scheduled public 
hearings, however Staff will advise the Commission of the status of the agenda one 
week in advance as usual. 
 
ADJOURNMENT - The Plan Commission Meeting was adjourned at 8:55 p.m.  
 

 
Minutes submitted by:  Community Development Department 
 
Approved without changes on October 20, 2011 
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