
DRAFT MINUTES 
PLANNING COMMISSION 
VILLAGE OF MATTESON 

December 1, 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. Albert Tyler III  
5. Marty Patton 
 
Also Present: 
1. Trustee Paula Farr 
2. Pam Hirth, Director of Community Development 
3.  Ryan Franklin, Village Planner 
 
Commissioners Absent: 
1. Cheryl Coleman 
2. Allan Johnson 
3. Regan Stockstell 
 
CHANGES TO THE AGENDA – None 
 
APPROVAL OF October 20, 2011 MINUTES:  
 
A motion to accept the October 20, 2011 Minutes made by Commissioner Tyler and 
seconded by Commissioner Harris.  
 
VOTES: 
 

Coleman :  Absent     
Patton :  Aye     
Harris :  Aye     
Howard-Davis :  Aye 4 Ayes 0 Nays  0 Abstain 3 Absent 
Stockstell :  Absent     
Tyler :  Aye     
Johnson :  Absent     

 
The October 20, 2011 Minutes were approved as presented.  
 
PUBLIC HEARINGS  
 
PC#11-008 Consideration of an Amendment to Planned Unit Development (PUD) to 
consider changes to front building elevation, awing colors and a revised site plan 
for the property located at the southwest corner of Lincoln Highway and Cicero 
Avenue 
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Applicant:  Jason Gigot, Key Development Partners, property owner  
 
The public hearing for this agenda item was opened by Chairperson Howard-Davis.    
 
Pam Hirth, Director of Community Development, presented a summary of the Staff 
Report. 
 
 
BACKGROUND:   
 
The subject property was approved as a Planned Unit Development by Ordinance No.: 
4073 on November 8, 2010.  The 10,570 square foot building under construction 
contains 4 tenant spaces – three tenants having leases are Vitamin Shoppe (tenant 
space 1), Five Guys Burgers (tenant space 2); and Chipotle (tenant space 4).  The user 
for tenant space 3 has a pending lease.   
 
ANALYSIS: 
For reference and comparison, Staff has included a copy of the approved site plan 
(stamped approved) and the proposed site plan (stamped received November 14, 2011).   
The proposed outdoor patio area for Five Guys Burgers would occupy an area of 
approximately 19’ x 18’ or 342 square feet in area, and the location has been identified 
on the site plan. 
 
To accommodate the outdoor patio area, the following site plan modifications are 
necessary: 
 

 A loss of two (2) standard parking spaces (from 56 spaces to 54 spaces); the 
parking requirement of 42 is maintained.  

 A shifting of the accessible parking spaces; the requirement of three (3) spaces 
is maintained along with the proximity of the spaces to main entrances of the 
tenant spaces. 

 The westernmost landscaped island has been reduced in size from 13’10” to 9’ in 
width; however the easternmost landscaped island has been increased in size 
from 14’7” to 18’5” in width.  Approved landscaping will need to be adjusted 
accordingly between these islands. 

 
The actual request for the outdoor patio area will be addressed in the next agenda item. 
 
Building Elevation Plan & Awnings 
Building Elevation Plan 
For reference and comparison, Staff has included a copy of the approved elevation plan 
(stamped approved) and the proposed elevation plan (stamped received November 14, 
2011).  The architectural changes to the building are on the front elevation only and 
specifically focus on the center portion of the building near Tenant Space 2 (Five Guys 
Burgers) and Tenant Space 3 (future user – lease pending).   
 
The modifications include: 
 

 The addition of a center architectural element that will be bumped-out and have a 
height slightly taller than the end-cap spaces to provide depth/dimension, 
building articulation  and point of focus to the overall building and tenant space. 
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 The addition of an architectural roof-line element (triangular parapet) over tenant 
space 3 to provide building articulation and a more pronounced/defined look to 
the tenant space. 

 
Though these changes have been requested to accommodate the tenants’ requests; the 
modifications improve and enhance the overall look to the building, especially when 
compared to the original design of the front building elevation. 
 
Awnings 
 
The building elevation plan attached as an exhibit to the Ordinance approving the PUD 
illustrates the use of a consistent black fabric awning to be installed over all tenant 
spaces (see elevation plan stamped approved).  At the time, the original building was 
reviewed, staff requested the addition of these awnings to add an architectural 
dimension and character to the building.  The original architectural design and style of 
the approved building is very similar to an existing building in Matteson (refer to photo) 
including the use of consistent colored awnings. 
 
The applicant is now requesting to use a color awning representative of each 
tenant/user; therefore four (4) different color fabric awnings would replace the consistent 
black fabric awnings (see elevation plan stamped received November 14, 2011).   
 
It is Staff’s opinion that the use of color specific awnings could be considered a form of 
“attention-getting” or signage, though the Zoning Ordinance does not specifically 
address awnings as either.  Staff has concern with the need for multiple colored awnings 
given that the improved architectural design of the front elevation now creates a form of 
tenant space differentiation.  In addition, the proximity of the building to Lincoln Highway 
as well as the approval of two (2) freestanding monument signs provides high visibility 
for all tenants in the center.  
  
Staff has site visited several shopping centers throughout various communities that 
include the respective tenants and found the following:  the individual tenants can locate 
in shopping center’s with consistent awnings or architectural elements; or in center’s 
without awnings.  Even Five Guys Burgers has a newer encap location in Bolingbrook (I-
355 & Boughton Road) that does not include their signature red awning over their tenant 
space; the in-between tenant spaces in the same center have consistent colored 
awnings (refer to photo).  This building serves as the main shopping center, and is 
separated from the major roadway (Boughton Road) by outlot development.     
 
 
Staff does not support the applicant’s request to change the color of the awnings from 
the approved black fabric awnings to multiple colored awnings respective of the tenants 
in the building.  As an alternative, staff would support eliminating the use of any awnings 
given the architectural changes to the front building elevation now adds dimension and 
character to the building façade.  
 
FINDINGS  
 
As required, staff evaluated the Amendment to PUD based upon the findings as 
identified in the Ordinance.  Based upon the findings in Ordinance, Staff determined the 
following:  

3 



 
1) The Amendment to 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 multi-tenant commercial development continues to fulfill 
the objectives of the comprehensive plan and the land use polices of the 
Village as the property is designated as Regional High Intensity.  The 
modifications to the front elevation design improves the dimension and 
character of the building which in turn will enhance the  image along 
Lincoln Highway; 

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

demand for such uses within the Village.  The multi-tenant commercial 
development includes  retail uses, service uses and restaurant uses which 
will not be impacted by the proposed Amendment to PUD;  the addition of 
another restaurant with an outdoor patio area meets the demand by the 
community residents for a variety and complimentary mix of commercial 
opportunities;  

 
3) The physical design of the Amendment to 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 site design efficiently utilizes the land 
for its purpose as a multi-tenant commercial development.  The 
modifications to the site plan to allow for an additional restaurant outdoor 
patio are easily accommodated without impacting the rest of the center;  

 
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.  
There are no additional bulk or density exceptions being requested as part 
of the Amendment to PUD;    

 

5) The Amendment to PUD meets the requirements and standards of the Planned 
Unit Development regulations.  The Amendment to Planned Unit Development 
continues to meet the requirements and standards of the Planned Unit 
Development regulations as the changes to the architectural design of the 
front building elevation and the modifications of the site plan to allow for an 
additional outdoor patio area enhance the look of the center and demand 
for commercial opportunities;  

 

6) Open spaces and recreational facilities are provided.  The amendment to PUD 
maintains its frontage on both Lincoln Highway and Cicero Avenue.  
Approved  landscaping improvements will continue to enhance the 
appearance along both streetscapes; 

 
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. 
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There are no changes to the vehicular approaches into the center, they 
remain as approved under the original PUD approval.  The proposed 
modifications to the site plan to allow for  an additional restaurant outdoor 
patio are easily accommodated without impacting access to the center;  
and 

 
8) The Amendment to 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 Amendment to PUD does not change the compatibility with 
adjacent properties or the neighborhood as the physical design of the 
development is not changing from the initial PUD approval; however the 
modifications to the front elevation design further improves the dimension 
and character of the building which in turn enhances the image along 
Lincoln Highway. 

 
RECOMMENDATION: 

 
Based on the established findings, staff recommended approval of an Amendment to 
Planned Unit Development (PUD) to allow changes to the approved front building 
elevation and the revised site plan illustrating the location for a future outdoor patio area, 
subject to the following condition that the landscape plantings as shown on the approved 
landscape plan within the two end islands located in the row of parking immediately to 
the south of the building is adjusted accordingly between the islands. 
 
Staff did not support the applicant’s request to change the color of the awnings from the 
approved black fabric awnings to multiple colored awnings as proposed by the applicant.  
However, alternative staff would support eliminating the use of any awnings given the 
architectural changes to the front building elevation which now adds dimension and 
character to the building. 
 
COMMISSIONER DISCUSSION / QUESTIONS / COMMENTS  
 
The applicant, Jason Gigot was present to provide an overall of the requested action and 
respond to any questions or concerns raised by the Commission. 
 
1. Commission expressed concern with the look of the partial awning off-sets 

created by the positioning of the doors into the tenant spaces and therefore did 
not support the alternative.  The applicant clarified that the location of the doors 
are determined by the individual tenant and the layout of their space. 

2. Commission inquired as to why the structural changes to the building were made 
prior to the review of the amendment.  Staff clarified the changes were 
authorized due to the history of the project, commitments to the tenants, and the 
approaching cold weather.  Staff felt the changes were an enhancement to the 
building design.   

3. Commission questioned the location changes of the rear doors.  Applicant 
clarified that the spaces have different square footages and demising walls 
based on the specific floor plans of each tenant – the required doors shifted 
accordingly.  The door for the remaining tenant could change location as well 
depending on their floor plan.  Staff noted that the shifting of the doors was 
expected and therefore did not include as part of the amendment. 
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4. Commission commented that having a solid, consistent colored awning such as 
the approved black awnings does not require the tenant’s to speculate where to 
locate the colored awnings over the doors. 

 
There was no further discussion by the Commission. 
 
There was no one from the public present to provide testimony.  The public hearing was 
subsequently closed by Chairperson Howard-Davis. 
 
Commissioner Harris made a motion to approve agenda item PC #11-008 and adopt the 
applicable findings.  Commissioner Tyler seconded the motion. 
 
Staff asked the Commission specifically provide a motion for recommendation on the 
matter of changing the awning color as Staff did not include such in their 
recommendation as presented.  The applicant commented to the Commission that if the 
Commission would not be supporting the use of multi-colored awnings that his 
preference would be to have no awnings. 
 
The Commission modified their motion to include a recommendation to remove the 
awnings from the building. 
 
VOTES: 
 

Patton :  Aye     
Harris :  Aye     
Howard-Davis :  Aye  4 Ayes 0 Nays  0 Abstain  3 Absent 
Stockstell :  Absent     
Tyler :  Aye     
Johnson :  Absent     
Coleman :  Absent     

 
 
By a vote of 4-0, the Plan Commission made a motion to recommend approval to the 
Board of Trustees and adopt the applicable Findings for an Amendment to Planned Unit 
Development (PUD)  to allow changes to the approved front building elevation and the 
revised site plan illustrating the location for a future outdoor patio area as presented, and 
removal of the awnings from the building for the property located at the southwest corner 
of Lincoln Highway and Cicero Avenue subject to the condition that the landscape 
plantings as shown on the approved landscape plan within the two end islands located in 
the row of parking immediately to the south of the building is adjusted accordingly 
between the islands. 
 
OLD BUISNESS - None 
 
NEW BUSINESS 
 
PC#11-009 Consideration of an Outdoor Patio Permit for Five Guys Burgers 
Restaurant to be located at 4807 211th Street (southwest corner of Lincoln 
Highway and Cicero Avenue) 
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Applicant:  Gregg Elstro, representative for Five Guys Burgers 
 
Pam Hirth, Director of Community Development, presented a summary of the Staff 
Report. 
 
BACKGROUND: 
 
On November 8th, 2010 the Village Board approved a final planned unit development 
(PUD) for Crossroads Plaza.  The approved development is a multi tenant building that 
is approximately 10,000 square feet (see attached).  At the time of original PUD 
approval, Five Guys Burgers was not a known tenant in the building.  The previous 
agenda item, an amendment to the PUD, includes a modification to the approved site 
plan to illustrating the location of an outdoor eating area for Five Guy Burgers. 
 
ANALYSIS: 
 
The proposed patio is in compliance with the requirements outlined in the Zoning 
Ordinance.  The patio area will comprise approximately 19’ x 18’ or 342 square feet in 
area.  The patio will be enclosed by a 42” high ornamental steel patio fence.  The plan 
calls for ten (10) illuminated decorative bollards, and seven (7) concrete filled steel 
protective bollards (see attached).  The plans show a total of 7 tables that will have 
twenty-one (21) seats.  There is one space allocated for a wheelchair with compliance 
with the Americans with Disabilities Act. 
 
The tables and chairs will be red (see attached details); the umbrellas will be red and 
include wording - “Five Guys” and “Coca Cola” (see attached details).  The patio area 
will be self-service; and no alcohol is to be served.  Five Guys is also proposing to have 
speakers to play music.  The applicant is aware that music played on the patio shall not 
be audible from more 50 feet of the outdoor patio area. 
 
RECOMMENDATION: 

 
Staff recommended approval of the proposed outdoor patio permit for Five Guys Burgers 
located at 4807 211th Street subject to approval of the modified site plan discussed as 
part of the Amendment to Planned Unit Development.    
 
 
COMMISSIONER DISCUSSION / QUESTIONS / COMMENTS  
 
An applicant’s representative, Hector Mercado, Manager at the Orland Park restaurant, 
was present to respond to any questions or concerns raised by the Commission. 
 
The Plan Commission discussion and questions included the following: 
 
1. Commission expressed that the 50-foot audible distance requirement may not be 

adequate considering the proximity of the neighboring tenants.  The applicant 
representative stated that the speaker system volume is adjustable and can be 
controlled from the inside.  Staff reminded the Commission that the outdoor patio 
permit is renewal each year and any violations or complaints will be considered prior 
to renewal. 
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2. Commission asked whether the patio location creates a blind spot for east bound 
traffic and pedestrians crossing into the parking lot.  Staff provided an example 
scenario at Panera in which customers cross into the parking lot passing next to the 
existing outdoor patio area.  Staff is not aware of any issues with the design. 

3. Commission asked if crosswalk striping could be added.  Staff advised that it is not 
possible since the path of travel would lead into a parking space and not a 
pedestrian safe area.   

 
There was no further discussion by the Commission. 
 
Commissioner Harris made a motion to approve agenda item PC #11-009.  
Commissioner Tyler seconded the motion. 
 
VOTES: 
 

Patton :  Aye     
Harris :  Aye     
Howard-Davis :  Aye  4 Ayes 0 Nays  0 Abstain  3 Absent 
Stockstell :  Absent     
Tyler :  Aye     
Johnson :  Absent     
Coleman :  Absent     

 
 
By a vote of 4-0, the Plan Commission approved the Outdoor Patio Permit for Five Guys 
Burgers located at 4807 211th Street subject to the approval of the modified site plan 
discussed as part of the Amendment to Planned Unit Development. 
 
COMMISSIONER’S REPORT/INQUIRIES 
 
There were no Commissioners reports.  Staff advised that there were no formal inquiries 
to respond to from the last meeting for follow-up this evening. 
 
STAFF COMMUNICATIONS 
 
Staff provided the Commissioners with a “Save the Date” announcement regarding the 
public workshop/meeting to be held for the Draft Phase One Report of the 211th TOD 
Study.  The workshop/meeting will be scheduled on Wednesday, January 11, 2012 from 
6:30-8:30 pm in Park Forest.  A more formal notice will be forthcoming. 
 
Staff advised the Commissioners that a copy of the updated Section 159.22 Uses in 
Districts was left at their places this evening.  This Section includes the recent approval 
to the Text Amendment regarding Sales in Residential Districts.  This updated Section 
can be replaced in its entirety. 
 
NEXT REGULAR MEETING – December 15, 2011 
 
ADJOURNMENT - The Plan Commission Meeting was adjourned at 8:45 p.m.  
 

 
Minutes submitted by:  Community Development Department 
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