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OFFICIAL MINUTES 
PLANNING COMMISSION 
VILLAGE OF MATTESON 

May 3, 2012 
 
 
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 
4. Allan Johnson  
5. Marty Patton 
 
Also Present: 
1.  Trustee Cotton 
2.  Pam Hirth, Director of Community Development 
3.  Ryan Franklin, Village Planner 
 
Commissioners Absent: 
None 
 
CHANGES TO THE AGENDA – None 
 
APPROVAL OF APRIL 19, 2012 MINUTES   
 
A motion to accept the April 19, 2012 Minutes made by Commissioner Harris and 
seconded by Commissioner Patton.  
 
VOTES: 
 

 :     
Patton :  Abstain     
Harris :  Aye     
Howard-Davis :  Aye 3 Ayes 0 Nays  1 Abstain 0 Absent 
      
Tyler :  Aye     
Johnson :  Aye     

 
The April 19, 2012 Minutes were approved as presented.  
 
PUBLIC HEARINGS  
 
PC#12-002 Consideration of a Planned Unit Development (PUD) and Special Use 
Permit for a two tenant commercial building including a drive-through on the 
property located at the 4630 Lincoln Highway (former Nino’s Pizza) 
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Applicant:  Nilax Patel of Resa Construction, as owner representative for 
Samorma  Property LLC. 
 
Chairperson Howard-Davis opened the public hearing noting that this item is a 
continuation from the April 19th meeting. 
 
Staff presented the staff report as follows: 
 
The subject property is zoned C-4 Highway Commercial and comprises approximately 1 
acre in size.  The minimum lot size is 1.5 acres.  Since the lot is fixed in size, a reduced 
lot size needs to be addressed as part of this review process.   
 
The applicant is proposing to demolish the existing building and parking lot and construct 
a two-tenant commercial building with a drive-thru.  New curb and gutter will be installed 
throughout the site.  A demolition permit reviewed and approved by the Building 
Services Division must be obtained prior to beginning any demolition work. 
 
The proposed two-tenant building will comprise 4,440 square feet in area.  A known 
tenant, Dunkin Donuts will occupy 2,400 square feet and the adjacent tenant space will 
occupy 2,000 square feet in area.  A drive-thru is proposed for the Dunkin Donuts and 
will be located on the west side of the building.  The location of the drive thru window 
and car stacking will not interfere with traffic on Lincoln Highway.  The Zoning Ordinance 
requires stacking for 6 cars the proposed plan provides stacking for 8 cars. 
 
The Zoning Ordinance requires one parking stall per customer based on 35% of the 
building capacity.  The proposed Dunkin Donuts has a building capacity of 66 people, 
which means their required parking would be 23 spaces.  The second tenant space has 
not been identified.  By using the same parking requirements, the parking requirement 
would be 44 parking spaces including one handicapped parking stall.  The proposed site 
plan provides 52 parking stalls including 3 handicapped parking stalls.  The applicant is 
requesting to reduce the depth of the standard parking stall from 10 feet x 20 feet to 10 
feet x 19 feet as shown on the site plan.  Staff clarified the location of the reduced 
parking spaces being on the south side of the building. 
 
The applicant is working with the adjacent property owner (Firestone) to the west to 
execute and record a cross access easement between the two properties.  The cross 
access connection has existed for quite some time however there are no records that 
make the connection permanent.  Since the Fire Prevention Bureau typically requires 20 
feet unobstructed access around multi-tenant buildings, they are willing to forgo this 
requirement so long as a permanent cross access easement is established.  As a 
condition of approval, prior to Village Board consideration, a copy of an executed cross 
access easement needs to be provided for staff to review.  Prior to the issuance of a 
building permit, a copy of the recorded cross access easement needs to be provided. 
 
After further review, given that the subject property is adjacent to residential to the north, 
staff is recommending that the applicant install a six (6) foot high solid wood fence along 
the north property line to provide an appropriate buffer.  This was similarly done on the 
Firestone property to the west upon its redevelopment.   
 
A few minor comments remain outstanding.  The applicant has been advised and 
revised plans are to be submitted prior to Village Board consideration. 
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The landscape plan provides for a variety of trees, shrubs, perennials flowers and 
ornamental grasses. The proposed landscape material provides for color year round. 
The parking lot, perimeter, and streetscape tree requirements have all been met, except 
along the west property line. The applicant is seeking to reduce the perimeter landscape 
requirement from eight (8) feet to zero (0) feet.  However, the required plantings are 
being provided elsewhere on the site.  Three (3) parkway trees are shown; the species 
and locations of these trees will subject to IDOT review and applicable permitting.  The 
landscaping at the base of the monument sign provides and nice accent and enhances 
the site.  All grassy areas will be sodded.  All landscape planting installations shall be 
warrantied for a minimum of two growing seasons. 
 
A few minor comments remain outstanding.  The applicant has been advised and 
revised plans will be submitted prior to Village Board consideration. 
 
The proposed building materials include a combination of face brick, renaissance stone 
and hardee board and prior to the meeting, staff was informed that the tower features for 
Dunkin Donuts will be made of metal material.  The elevation plan will be revised 
accordingly.  The façade of the adjacent tenant space is primarily face brick with 
renaissance stone accent at the bottom of the elevation.  This stone accent is topped 
with a stone sill and it will extend around the all four sides.  There is also a band of stone 
that extends around each of the sides of the building.  The 2nd tenant space also 
illustrates the use of blue awnings.  Staff noted that the orientation of the building and 
the awnings does not create the same concerns as recently discussed at Crossroads 
Plaza.  An alternative color will be subject to staff review and approval upon identification 
of a known user for the tenant space.   
 
The design of the building creates two distinct tenant spaces while providing common 
elements that bring the building together as a whole.  The Village’s Design and 
Development Guidelines encourage the use of facades with varied front setbacks, 
differing colors, textures and use of windows to break up the building planes.  The 
architectural accents and the proposed building materials meet the intent of the Village’s 
Design and Development Guidelines and provides for an attractive building.  
 
The applicant is proposing a two tenant monument style freestanding sign, with an 
electronic message center display.  The sign will be approximately 78 square feet in 
area and 12 feet in height.  The base of the sign will be Renaissance stone to 
compliment the building.  Sheet L1.1 shows the proposed landscaping at the base of the 
sign.  The proposed sign complies with the Zoning Ordinance and the Design and 
Development Guidelines.  The applicant will be required to adhere to the established 
regulations for electronic changeable copy signs as defined in the Zoning Ordinance. 
 
The applicant is proposing two wall signs for the Dunkin Donuts space.  There is also a 
building sign for the adjacent tenant on the south elevation.  Dunkin Donut’s first building 
sign is on the south façade of the building and it is approximately 39 square feet.  The 
maximum signage for Dunkin Donuts allowable on this south elevation would be 
approximately 60 square feet.  This sign meets the requirements of the Zoning 
Ordinance.  Dunkin Donut’s second wall sign is a projecting sign on the western 
elevation.  This sign does not meet the code since the elevation does not directly front 
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onto a dedicated street, and the sign’s projection is greater than one (1) foot.  However, 
the sign projects directly over an awning feature to be installed over the drive-thru 
window.   Both project approximately four (4) feet from the building.  In addition, the 
overall Dunkin Donut’s wall signage on the south elevation is less than the sign area 
allowable by code.  As such, staff has no problem with supporting this additional signage 
as proposed. 
 
The proposed building signage for the adjacent tenant space is shown as approximately 
48 square feet.  The area of this sign is in compliance with the area allowable by the 
Zoning Ordinance.  After the user of this space is identified they will be limited to the 
amount of wall and freestanding signage approved as a part of this application.   
 
The applicant has submitted a photometric plan for staff review.  The plan illustrates the 
use of eight (8) rectangular shoebox light fixtures with sharp cut-off having a mounting 
height of 20 feet.  The light levels of the overall site have been reviewed by the Village’s 
Senior Building Inspector.  Additional wall mounted lights need to be provided on the 
north and east elevations. 
 
Preliminary Engineering plans have been submitted and approved by the Village 
Engineer as part of this review process.  Final engineering plans must be submitted for 
review and approval prior to the issuance of a Building Permit.  Also as a part of the final 
engineering approval, all applicable permits from outside agencies, such as IDOT and 
MWRD must be obtained and submitted to Village Engineering review and approval. 
 
The project architect, Eric Carlson was introduced.  Mr. Carlson acknowledged Staff’s 
thorough report, but wanted to clarify that regarding awnings, there are none proposed 
on the south elevation.  Staff noted the awnings are shown on the east elevation.   
 
COMMISSIONER DISCUSSION / QUESTIONS / COMMENTS  
 
Staff and the project architect responded to questions and comments raised by the 
Commission. 
 
1. Commission asked whether the 2nd tenant would be allowed to have a drive-thru if 

requested.  The architect responded that a drive-thru cannot be accommodated. 
2. Commission expressed concern with the location of the handicapped parking spaces 

and proximity to the exiting of the drive-thru.  Staff noted that handicapped parking 
spaces are required to be in close proximity to the main entrances of buildings and 
suggested the possible installation of a stop sign.  The architect suggested that it 
might be possible to relocate one of the spaces from the south side of the building to 
the east side of the building.  Commission was receptive to both suggestions. 

3. Commission stated that all door locations need to be identified on the site plan.  The 
architect agreed to make the change. 

4. Commission questioned how the new building compares in size to the Nino’s 
building.  Staff noted that the existing building is approximately 3200 square feet in 
area, whereas the new building is 4400 square feet in area.   

5. Commission inquired as to the need for the additional sign over the drive-thru.  The 
architect stated that the signage is part of the new Dunkin Donuts prototype to 
highlight the drive-thru.  Commission questioned the targeted audience since the 
both building signs are oriented towards the same traffic, creating a duplication in 
signage. 
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6. Commission questioned the size of the wall sign on the western elevation.  Staff 
stated the sign is approximately 28 square feet in area (7’x4’).   

7. Commission asked whether the sign could include reference to “drive-thru” since its 
purpose is to identify the location of the drive-thru.  The architect advised 
Commission that he will contact the Dunkin Donuts corporate to find out if that is 
possible. 

8. Commission expressed concern with the size of the sign and the amount of 
projection.  Staff asked the Commission to identify a maximum size sign that might 
be acceptable.  Commission asked what the ordinance allows.  Staff stated that 
freestanding directional signage can be 12 square feet in area.   

9. Commission recommended that the size be limited to code allowances and that effort 
be made to reduce the projection of the sign.  The architect expressed a concern 
with the reduction in the projection since the font of “Dunkin Donuts” is larger than 
the possible reference to “drive-thru”.  With the speed of traffic, the sign may not be 
readable. 

10. Commission reiterated that the architect needs to keep the sign projection at a 
minimum.  The architect agreed to do his best. 

11. Commission inquired as to any changes in sanitary sewer with the new building and 
updated requirements since the original building was constructed.  Staff reiterated 
that the Village Engineer has reviewed and approved the preliminary engineering 
plans and will also review and approve final engineering plans prior to the issuance 
of a building.  Staff also noted that the MWRD requirements will need to be met and 
the appropriate permitting obtained. 

12. Commission wanted confirmation that the Fire Department was comfortable with the 
design of the drive-thru and its ability to perform emergency services if vehicles are 
standing in the drive-thru lane.  Staff reiterated the need for the executed and 
recorded cross access easement agreement to satisfy the Fire Department’s 
requirements. 

13. Commission wanted confirmation that the design of the drive-thru was the correct 
size, noting issues with other drive-thru design’s in the Village.  Staff stated that the 
drive-thru has been properly designed. 

14. Commission wanted confirmation that the applicant has been advised of the 
regulations for LED signs.  Staff stated that the applicant has been made aware of 
the regulations. 

15. Commission asked whether LED sign could be used by both tenants. The architect 
responded that the LED sign would be available to both tenants. 

16. Commission responded to architect’s inquiry whether a larger wall sign is possible on 
the south elevation if the wall sign on the west elevation is not installed.  Commission 
acknowledged the size of the wall sign is subject to Village ordinance which would 
allow for a larger sign then being proposed.   
 

There was no further discussion or questions by the Commission and Staff presented 
their findings and recommendation. 
 
FINDINGS/CRITERIA  
 
Planned Unit Development – Overall  
As required, staff evaluated the PUD based upon the findings as identified in the 
Ordinance.  Based upon the findings in Ordinance, Staff determined the following:  
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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 maintain and enhance the 
economic viability of the community. 
 

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. 

 
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. By executing and recording the cross access easement the 
design of this PUD will help to reduce potential vehicular conflicts and 
movements on Lincoln Highway.  

 
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 exceptions being requested promote a coordinated site plan.  They are 
comparable to the exceptions approved on similar redevelopment projects. 

 

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

 

6) Open spaces and recreational facilities are provided.  The proposed PUD 
exceeds the Village’s open space requirements; 

 
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 driveway access from Lincoln Highway will not change and the existing 
cross access connection with the property to the west will remain except 
that staff is requesting that it be made permanent to maintain the proposed 
building location and site design.  

 
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 
development is compatible with the adjacent properties, with the exception 
of the unincorporated residential property to the north.  The proposed 
development will be buffered by landscaping and a recommended six (6) 
foot high solid wood fence. 
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Special Use Permit – Proposed Drive-Thru 
As required, staff evaluated the Special Use Permit request based upon the criteria as 
established in the Zoning Ordinance.  Based upon the established criteria, Staff 
determined 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 C-4 District 
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 C-4 District. 

 
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. 

  
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.  To address the Fire Department’s requirement 
of 20-feet of unobstructed access around a multi-tenant building, the 
applicant is required to provide a recorded cross access easement to 
allow continued vehicular access with the adjacent property to the west. 

 
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. 

   
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.  The proposed development will provide landscaping and a 
fence to act as a buffer to the property to the north.  
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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: 

 
Based on the established findings, staff recommended approval of a Planned Unit 
Development (PUD) and Special Use Permit for a drive-thru, including a site plan, 
landscape plan, signage and elevations plan for a proposed two-tenant commercial 
development to be located on the former Nino’s Pizza site (4630 West Lincoln Highway), 
incorporating the following variations: 

1. To reduce the minimum lot size in a C-4 Highway Commercial District from 1.5 
acres to 1 acre for an existing lot. 

2. To reduce the depth of the standard parking stall from 10 feet x 20 feet to 10 feet 
x 19 feet as shown on the site plan. 

3. To reduce the perimeter landscape requirement along the west property line from 
eight (8) feet to zero (0) feet. 

4. To allow an increase in the amount of wall sign projection on the west side of the 
building from one (1) to four (4) feet. 

 
and subject to the following conditions: 
 

1. Prior to Village Board consideration, the following must be completed: 
a. Applicant must provide an executed cross access easement between the 

subject property and the Firestone property to the west for staff review 
and approval. 

b. Applicant must revise site, landscape and photometric plans to address 
the minor outstanding items identified by staff under separate cover.  

c. Applicant must illustrate and install a six (6) foot high solid wood fence to 
buffer the adjacent residential property to the north. 

d. Applicant must provide additional wall mounted lights on the east and 
north elevation. 

 
2. Prior to the issuance of a building permit, a recorded copy of the cross access 

easement needs to be provided. 
3. Prior to the issuance of a building permit, final engineering plans need to be 

reviewed and approved by the Village Engineer.  Final engineering approval also 
requires that all applicable permits from outside agencies, such as IDOT and 
MWRD be obtained. 

4. All tenants are responsible for obtaining individual building permits and signage 
permits, including approval for any future outdoor patio area.   

5. Awning color as shown on the 2nd tenant space shall remain blue.  An alternative 
color will be subject to staff review and approval upon identification of a known 
user for the tenant space.   
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6. The amount of wall and freestanding signage for the 2nd tenant space cannot 
exceed what is shown on the applicable plans being considered as part of this 
review process. 

7. (Condition added based on discussion during the public hearing) The size 
of the additional projecting wall sign on the west elevation shall not exceed 
twelve (12) square feet in area and must include reference to “drive-thru”. 

 
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 #12-002 and adopt the 
applicable criteria/findings.  Commissioner Johnson seconded the motion. 
 
VOTES: 
 

Patton :  Aye     
Harris :  Aye     
Howard-Davis :  Aye  5 Ayes 0 Nays  0 Abstain  0 Absent 
Johnson :  Aye     
Tyler :  Aye     

 
By a vote of 5-0, the Plan Commission made a motion to recommend approval to the 
Board of Trustees and adopt the applicable Criteria/Findings for a Planned Unit 
Development (PUD), a Special Use Permit for a drive-thru, including site plan, landscape 
plan, signage and elevation plan for a two tenant commercial building on the property 
located at 4630 Lincoln Highway (former Nino’s Pizza), subject to the changes as 
discussed, including the installation of a stop sign at the drive-thru exit and the possible 
relocation of one of the handicapped parking spaces to the row of parking on the east 
side of the building and incorporating the following variations: 
 
1. To reduce the minimum lot size in a C-4 Highway Commercial District from 1.5 acres 

to 1 acre for an existing lot. 
2. To reduce the depth of the standard parking stall from 10 feet x 20 feet to 10 feet x 

19 feet as shown on the site plan. 
3. To reduce the perimeter landscape requirement along the west property line from 

eight (8) feet to zero (0) feet. 
4. (Modified by Commission during public hearing) To allow an increase in the 

amount of wall sign projection on the west side of the building from one (1) to four (4) 
feet or less. 

 
and subject to the following conditions: 
 

1. Prior to Village Board consideration, the following must be completed: 
a. Applicant must provide an executed cross access easement between the 

subject property and the Firestone property to the west for staff review 
and approval. 

b. Applicant must revise site, landscape and photometric plans to address 
the minor outstanding items identified by staff under separate cover.  

c. Applicant must illustrate and install a six (6) foot high solid wood fence to 
buffer the adjacent residential property to the north. 
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d. Applicant must provide additional wall mounted lights on the east and 
north elevation. 

 
2. Prior to the issuance of a building permit, a recorded copy of the cross access 

easement needs to be provided. 
3. Prior to the issuance of a building permit, final engineering plans need to be 

reviewed and approved by the Village Engineer.  Final engineering approval also 
requires that all applicable permits from outside agencies, such as IDOT and 
MWRD be obtained. 

4. All tenants are responsible for obtaining individual building permits and signage 
permits, including approval for any future outdoor patio area.   

5. Awning color as shown on the 2nd tenant space shall remain blue.  An alternative 
color will be subject to staff review and approval upon identification of a known 
user for the tenant space.   

6. The amount of wall and freestanding signage for the 2nd tenant space cannot 
exceed what is shown on the applicable plans being considered as part of this 
review process. 

7. The size of the additional projecting wall sign on the west elevation shall not 
exceed twelve (12) square feet in area and must include reference to “drive-thru”. 

 
OLD BUISNESS - None 
 
NEW BUSINESS-None 
 
COMMISSIONER’S REPORT/INQUIRIES 
Chairperson noted that an email was received confirming that Commission Coleman is 
no longer on the Plan Commission but has been moved to the Zoning Board of Appeals.  
Chairperson advised Commission that Commissioner Stockstell is no longer on the Plan 
Commission.    
 
Commission member inquired as to the condition of the NTB freestanding sign-staff 
advised that the store manager indicated a new sign panel is on order and he is awaiting 
its arrival.  Store manager has also been given a date certain for compliance. 
 
Trustee Cotton advised staff of a large pothole in the parking lot behind Peachtree Café-
staff advised that the Senior Building Inspector has been working with shopping center 
owners and management companies on property maintenance issues.  Staff will confirm 
that the pothole has been identified. 
 
 
 
STAFF COMMUNICATIONS 
 
Staff advised the Commission that the Council Room will be undergoing renovations 
starting sometime in June.  Alternative location for meetings will be the Community 
Room.  Staff also advised Commission that the Police Department will be undergoing 
exterior renovations to the entrance of the building, including landscaping 
enhancements.  
 
 
PUBLIC COMMENT - None 
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NEXT REGULAR MEETING – May 17, 2012 
 
ADJOURNMENT - The Plan Commission Meeting was adjourned at 8:36 p.m.  
 

 
Minutes submitted by:  Community Development Department 
 


