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OFFICIAL MINUTES 
PLANNING COMMISSION 
VILLAGE OF MATTESON 

September 19, 2013 
 
 
CALL TO ORDER: 
Chairperson Howard-Davis called the meeting to order at 7:00 p.m. 
 
ROLL CALL: 
Commissioners Present: 
 
1. Sebronella Howard-Davis, Chairperson 
2. Marty Patton 
4. A.J. Pearson, III 
5. James Floyd 
6. William Harris  
 
 
Commissioners Absent: 
1. David Nagel 
 
Also Present: 
1. Trustee Veloid Cotton  
2. Ryan Franklin 
3. Shane Begley, Begley Wireless Consulting Services 

 
CHANGES TO THE AGENDA - No changes to the Agenda. 
 
APPROVAL June 20th, 2013 MINUTES:  
 
A motion to approve the June 20th, 2013 Minutes made by Commissioner Patton and seconded by 
Commissioner Pearson.  
 
VOTES: 
 

Patton :  Aye     
Harris :  Abstain     
Howard-Davis :  Aye     
Pearson :  Aye     
Floyd :  Aye 4 Ayes 0 Nays  1 Abstain 1 Absent 
Nagel :  Abstent     
      
      

 
The June 20th, 2013 minutes were approved, as presented. 
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New Business 
 
PC#13-009 Consideration of a Zoning Text Amendment to Chapter 159.05 Definitions and 
159.22 Uses in Districts in the Matteson Zoning Ordinance 
Mr. Franklin presented the following staff report: 
 
BACKGROUND:   
 
On March 14th 2013 the Plan Commission had a workshop to discuss potential changes to our use 
list.  At that time staff presented changes that were proposed by a planning consultant Teska 
Associates several years ago.  After the workshop it was clear staff needed to continue 
researching potential changes and be prepared to have at least one additional workshop to discuss 
the proposed text amendment.  It also became clear that our definitions would need to be 
addressed as a part of this update.  Staff held an additional workshop to discuss the proposed text 
amendment on June 20, 2013. 
 
ANALYSIS: 
 
After researching ordinances of various municipalities and several discussions with the Village 
Attorney staff has complied a use list matrix that is attached for your consideration.  There are 
several new uses that are highlighted in green.  Some of the key changes include the addition of 
payday loan agencies as special uses, changes to all assembly uses (including religious 
assemblies), and the addition of several uses that were not listed in the previous use list matrix.  
The proposed text amendment will also allow antennae’s taller than 30 feet in the R-3 district as 
an accessory use on municipal owned properties.  Previously these antennae’s were only allowed 
in commercial districts.  
 
The following definitions will be added to Chapter 159.05 Definitions of the Matteson Zoning 
Ordinance.  Unless otherwise noted all definitions come from The Planning Dictionary, published 
2004 by The American Planning Association. 
 
Amusement, indoor commercial 
Establishments providing multiple fee operated amusement or entertainment devices or machines.  
Such machines include pinball machines, video games and other games of skill or scoring and 
would include pool or billiard tables. 
 
Amusement, outdoor commercial 
Entertainment or games of skill to the general public for a fee where any portion of the activity 
takes place outside of a building, including but not limited to golf driving range, archery range, 
miniature golf course. 
 
Assisted Living Facilities 
Services in these establishments include assistance with daily activities, such as dressing, 
grooming, bathing etc. 
 
Bed and Breakfast 
Any place of lodging that provides eight or fewer rooms for rent for more than 10 nights in a 12 
month period, is the owners personal residence, is occupied by the owner at the time of the rental, 
and in which the only meal served to the guests is breakfast. 
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Body Art Services 
The practice of physical body adornment by establishments and artists using but not limited to the 
techniques of body piercing and tattooing.  .  This use will be allowable in the MXD and I-1 
Service Districts as a special use.  Body Art Services will not be permitted as an accessory use.  
This definition does not include, for the purposes of the code, ear piercing 
 
Personal Services 
An establishment or place of business primarily engaged in the provision of frequent or recurrent 
needed services of a personal nature.  Typical uses include but are not limited to beauty barber 
shops, massage therapy services, and spas.  This use will replace beauty salons and barber shops. 
 
Religious Assemblies   
A site used by a religious group primarily or exclusively for religious worship and related 
religious services, including a place of worship, retreat site, or religious camp.   
 
Religious Assemblies will replace churches and church buildings in our Uses in Districts Chapter.  
Religious Assemblies will continue to be allowable in all of the residential districts after 
obtaining a Special Use Permit.  The only commercial district that will allow religious assemblies 
will be the Mixed Use District (MXD) and they will require a Special Use Permit.  The MXD 
corresponds with the Regional High Intensity designation on our Land Use Intensity Map the 
following keynote will be added to all assembly uses: (a) this use cannot be located on major 
arterial roadways including but not limited to US 30, Cicero Avenue, Ridgeland Avenue, Central 
Avenue, Vollmer Road, and Harlem Avenue.  (b) Must be located in a free standing building.  
Lodges, Fraternal, Civic and Religious Assemblies will be subject to the same regulations that 
apply to religious institutions.  At the last meeting this proposed change was discussed in detail 
and staff has consulted the Village Attorney regarding the proposed change.  
 
FINDINGS OF FACT 
 
If the Plan Commission chooses to recommend in favor of the proposed Zoning Ordinance 
Text Amendments as presented, then the following findings shall be made as required by 
Section 159.90 (A) (7) (b) (i-v) of the Zoning Ordinance: 
 

(i) Whether such change is consistent with the intent and purpose of the Zoning Code in 
establishing the particular zones affected.  The proposed amendment text is 
consistent with the intent and purpose of the Zoning Ordinance.  

 
(ii) Which areas in the municipality are most likely to be directly affected by such 

change and in what way they will be affected.  The proposed text amendment 
would impact each of the zoning districts as changes to the use matrix have 
impacts to each of the zoning districts. 

 
(iii) Whether any indirect effects are likely to result from such change in the foreseeable 

future and, if so, the nature of such indirect effects.  There are no perceived 
indirect effects from such change in the foreseeable future.  

 
(iv) Whether the amendment under consideration would correct an error or oversight in 

the ordinance as originally adopted.  The text proposed amendment does not 
correct an oversight in the ordinance. 
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(v) Whether the amendment under consideration is made necessary because of changed 
or changing conditions in the areas and zones affected or in the municipality 
generally, and, if so, the nature of such changing conditions.  The proposed 
amendment under consideration is being proposed because many of the uses 
listed in the current use list matrix are no longer relevant in 2013 and there are 
many new uses that were not considered at the time of the ordinance was 
written. 

 
RECOMMENDATION 
Staff is recommending the Plan Commission make are recommendation to approve the Zoning 
Text Amendment to Chapters 159.05 Definitions and 159.22 Uses in Districts to the Village 
Board of Trustees as presented 
 
COMMISSIONER DISCUSSION / QUESTIONS / COMMENTS  
 
Staff responded to questions and comments raised by the Commission as follows: 
 
1. The Commission asked staff to take a closer look at the animal hospitals. 
2. The Commission suggested airports be changed from permitted to allowable with a special 

use permit.  Staff agreed. 
3. The Commission asked about changing night clubs from permitted to allowable with a special 

use permit.  Staff noted night clubs typically require liquor licenses which allow the Village’s 
Liquor Commissioner to review each request. 

4. The Commission asked about massage establishments and why they were not allowable with 
as special uses.  Staff explained the background check and the applications that massage 
establishments have to complete with the Police Department. 

 
 
Commissioner Patton made a motion to approve agenda item PC#13-009 as presented. 
Commissioner Pearson seconded the motion. 
 
 
 
VOTES: 
 

Patton :  Aye     
Harris :  Aye     
Howard-Davis :  Aye     
Pearson :  Aye     
Floyd 
Nagel                    

:  Aye 
:  Absent 

5 Ayes 0 Nays  0 Abstain 1 Absent 

 
 
By a vote of 5-0, the Plan Commission made a motion to recommend approval to the Board of 
Trustees the proposed text amendment159.05 Definitions and 159.22 Uses in Districts of the 
Matteson Zoning Ordinance 
 
 
PC#13-010 Consideration of a Special Use Permit for multi-tenant communication facility to be 
located at the Public Works Depot on 21146 Tower Avenue as an accessory use 
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Applicant: At&t Wireless – Shane Begley Authorized Agent 
 
 
Staff provided the following report: 
 
ANALYSIS: 
 
One of the amendments proposed in the previous agenda item was related to antennae.  Our 
previous use list matrix allowed antennae that exceed 30 feet in height only in the C2, C3, C4, 
MXD and all Industrial Districts with a special use permit.  Staff was approached by a 
representative from AT&T regarding the possibility of erecting a new 150 foot antenna to 
improve their signal strength in the area of Governors Highway and Lincoln Highway.  At the 
direction of the Village Attorney staff opted to amend the use matrix to allow antennae in the R-3 
district as an accessory use on Village owned property.  This will allow AT&T to erect a 150 foot 
cell phone tower and an 11 foot 5 inch by 20 foot generator room at the Matteson Public Works 
Depot at 21146 Tower Avenue (see attached). AT&T is has proposed to enter into a ground lease 
that will be a potential revenue generator for the Village of Matteson several years to come.  
 
The Director of Public Works has been involved in the location of the proposed improvements.  
As a condition of approval staff recommends the Director of Public Works review and approve 
the construction phasing plan.  The location of the proposed antennae and generator were moved 
further north on the subject property to ensure the entire fallout zone would be a safe distance 
from all residences on 212th Place (see attached). 
 
SPECIAL USE PERMIT 
 
According to the recently revised Chapter 159.22 of the Matteson Zoning Ordinance a Special 
Use Permit is required to allow an antenna greater than 30 feet as an accessory use on Village 
owned property in the R-3 District. Requiring a Special Use Permit the Plan Commission is then 
permitted to scrutinize the proposed development and impose additional requirements for the site, 
if necessary.               
 
Special Use Criteria 
 
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. Based 
on the proposed text amendment antennae will be permitted as an accessory use 
on village owned property in the R-3 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 the applicable regulations of the R-3 
district. 

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

established by this code for such special use.  The proposed special use complies 
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with the special regulations established in the use list matrix as it is being 
erected as an accessory use on village owned property. 

 
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 use is in harmony with the Matteson Zoning Ordinance.  

 
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.  The adjacent properties were 
taken into consideration in the location of the proposed structures and the 
proposed facility has been moved north to increase the distance from the 
residences on 212th Street. 

 
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 use will not create congestion in the streets, nor will it place a 
burden on the utilities. 

   
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.  Because of the location 
of the proposed multi-tenant communication facility adequate buffering is 
available for all surrounding uses. 

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

be properly completed and adequately maintained if authorized.  Staff believes the 
applicant will maintain the proposed special use properly if authorized.   

 
The Plan Commission shall not recommend, and the Board of Trustees shall not grant, any 
Special Use Permit unless it finds that all of the above criteria are being met. 

 
 
STAFF RECOMMENDATION 
 
Based on the established criteria, Staff recommends approval of a Special Use Permit for a multi-
tenant communication facility to be located at the Public Works Depot on 21146 Tower Avenue 
as an accessory use following conditions: 
 

1. Review and approval of a construction phasing plan to ensure Public Works is not 
negatively impacted by the construction. 

2. Review and approval of a lease agreement between At&t and the Village of Matteson 
3. Review and approval of building permit application for the multi-tenant facility 
4. Approval of the zoning text amendment to allow antennae in the R-3 as an accessory use 

on village owned property. 
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COMMISSIONER DISCUSSION / QUESTIONS / COMMENTS  
 
Staff and the petitioner Shane Begley responded to questions and comments raised by the 
Commission as follows: 
 
1. The Commission asked for an explanation of the fall zone shown on the site plan.  Mr. 

Begley provided an explanation of the fall zone. 
2. The Commission asked how many antennae would be on the tower.  Mr Begley answered 

four. 
3. The Commission asked what the on-going maintenance requirements would be.  Mr Begley 

answered typically once every three months.  The Commission also asked if there would be 
any access during non-business hours. Mr. Begley answered that emergency access is 
necessary and he is working with the Public Works Director to arrange acceptable protocol 
for emergency access.  

4. The Commission asked if the antenna was susceptible to bad weather.  Mr. Begley answered 
they are design to endure serious weather events.  However, he indicated he has seen 
occasional damage to antennae due to lighting strikes. 

5. The Commission asked if there were any environmental concerns with the radio waves 
emitted from the tower.  Mr. Begley answered that the Federal Communications Commission 
(FCC) regulations require them to ensure there are no environmental concerns associated 
with the tower. 

6. The Commission asked if the surrounding homeowners had been contacted.  Staff replied that 
a public hearing notice was posted in the newspaper as required by state statute. 

7. The Commission asked if permits would be required for maintenance.  Staff replied permits 
would not be required for maintenance, but permits would be required for each carrier that 
co-locates on the tower. 

8. The Commission asked if there was fencing around the tower.  Staff answered the site plan 
shows chain link fencing around the tower and the proposed generator room, in addition the 
public works site is surrounded by fencing. 

 
Commissioner Floyd made a motion to approve agenda item PC#13-010 as presented. 
Commissioner Pearson seconded the motion. 
 
 
 
VOTES: 
 

Patton :  Aye     
Harris :  Aye     
Howard-Davis :  Aye     
Pearson :  Aye     
Floyd 
Nagel                    

:  Aye 
:  Absent 

5 Ayes 0 Nays  0 Abstain 1 Absent 

 
 
By a vote of 5-0, the Plan Commission made a motion to recommend approval to the Board of 
Trustees Special Use Permit for multi-tenant communication facility to be located at the Public 
Works Depot on 21146 Tower Avenue as an accessory use 
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COMMISSIONER’S REPORT/INQUIRIES 
1. The Commission inquired on the status of Lincoln Mall.  Trustee Cotton provided an 

update. 
 
STAFF COMMUNICATIONS 

1. No staff communications were given. 
 

NEXT REGULAR MEETING - Staff advised the Commission that the next regularly 
scheduled meeting is October 3, 2013.   
 
ADJOURNMENT - The Plan Commission Meeting was adjourned at 9:00 p.m.  
 
 

Minutes submitted by:  Community Development Department 
 
 
 


