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OFFICIAL MINUTES 
PLANNING COMMISSION 
VILLAGE OF MATTESON 

February 6, 2014 
 
 
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 
3. James Floyd 
4. David Nagel 
5. Bill Harris 
6. Andre Satchell 
 
Commissioners Absent: 
1. David Nagel 
 
Also Present: 
1. Trustee Cotton 
2. Steve Panko, KDP II LLC 
3. Chris Sotos, KDP II LLC 
4. Ryan Franklin, Deputy Director of Community Development 

 
 

CHANGES TO THE AGENDA - No changes to the Agenda. 
 
APPROVAL October 24, 2013 MINUTES:  
 
A motion to approve the October 24th, 2013 Minutes made by Commissioner Harris and 
seconded by Commissioner Floyd.  
 
VOTES: 
 

Patton :  Aye     
Harris :  Aye     
Howard-Davis :  Aye     
Pearson :  Abstain     
Floyd :  Aye     
Nagel :  Absent 4 Ayes 0 Nays  2 Abstain 1 Absent 
Satchell :  Abstain     
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The October 24th, 2013 minutes were approved, with corrections. 
 
 
New Business 
PC #14-001 Consideration of an Outdoor Patio Permit for Giordano’s Pizzeria to be 
located the northwest corner of Lincoln Highway and Cicero Avenue 
Mr. Franklin presented the following staff report: 
 
BACKGROUND: 
On October 5th, 2009 the Village Board approved a text amendment to section 159.22 (F) (3) 
Seasonal Outdoor Patio Permit.  The amended ordinance now requires outdoor patios to provide 
protective devices to prevent any vehicular encroachment into the patio area.  The new ordinance 
also created requirements for businesses seeking outdoor patio permits without a full-service 
menu.   
 
On November 4th, 2013 the Village Board approved a final planned unit development (PUD) for 
Knockouts Plaza.  The approved development includes two buildings on the subject property.  
The first building is multi-tenant and is approximately 7,500 square feet (see ST1 Site Plan).  The 
second building is a single tenant building that will be approximately 4,500.  Giordano’s will 
occupy the eastern end cap of the multi-tenant building. Per the approving PUD ordinance, all 
tenants must apply for and receive approval of their individual building permits for tenant build-
outs and signage, including approval for any future outdoor patio area. 
 
ANALYSIS: 
The proposed patio is in compliance with the requirements outlined in the Zoning Ordinance.  
The proposed patio area will be approximately 18’ by 18’ (see PT-1 Outdoor Patio Plan).  The 
patio will be enclosed by a four foot high prefinished metal three rail black fence.  The plan calls 
for three (3), three foot tall, steel filled bollards, with a black decorative base (See ST2 Bollard 
Detail).   
 
The plans show a total of six (6) tables that will have a total of eighteen (18) seats.  The patio area 
will self-service, and there will be no music played outside.  
 
RECOMMENDATION: 
The applicant is seeking approval of an outdoor food patio permit for Giordano’s to be located on 
the northwest corner of Lincoln Highway and Cicero Avenue. 
 
COMMISSIONER’S INQUIRIES 

1. The Commission expressed concern with the size of the patio and the proximity to 
the adjacent drive aisle.  Staff explained the requirement for protective bollards and 
illustrated how the bollards and the fencing would ensure patrons within the outdoor 
patio area would be safe from any vehicular encroachment. 

2. The Commission asked if there were umbrellas in the patio area.  The applicant 
answered he was not certain but he did not believe they typically had umbrellas on 
their patios. 

 
Commissioner Floyd made a motion to approve agenda item PC#14-001 as presented. 
Commissioner Patton seconded the motion. 



3 

 
VOTES: 
 

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

:  Aye 
:  Absent 

5 Ayes 1 Nays  0 Abstain 1 Absent 

       Satchell  :  Aye 
 
By a vote of 5-1, the Plan Commission approved the Outdoor Patio Permit for Giordano’s 
Pizzeria to be located the northwest corner of Lincoln Highway and Cicero Avenue 
 
PC #14-002 Consideration of an Outdoor Patio Permit for Starbucks to be located on the 
northwest corner of Lincoln Highway and Cicero Avenue 
Mr. Franklin presented the following staff report: 
 
BACKGROUND: 
On October 5th, 2009 the Village Board approved a text amendment to section 159.22 (F) 
(3) Seasonal Outdoor Patio Permit.  The amended ordinance now requires outdoor patios 
to provide protective devices to prevent any vehicular encroachment into the patio area.  
The new ordinance also created requirements for businesses seeking outdoor patio 
permits without a full-service menu.   
 
On November 4th, 2013 the Village Board approved a final planned unit development 
(PUD) for Knockouts Plaza.  The approved development includes two buildings on the 
subject property.  The first building is multi-tenant and is approximately 7,500 square 
feet (see ST1 Site Plan).  The second building is a single tenant building that will be 
approximately 4,500.  Starbucks will occupy the western end cap of the multi-tenant 
building. Per the approving PUD ordinance, all tenants must apply for and receive 
approval of their individual building permits for tenant build-outs and signage, including 
approval for any future outdoor patio area. 
 
ANALYSIS: 
The proposed patio is in compliance with the requirements outlined in the Zoning 
Ordinance.  The proposed patio area will be 16’ 6” by 16’ (see PT-1 Outdoor Patio Plan).  
This is approximately six (6”) inches larger Chipotle Mexican Grill’s outdoor seating 
area at Crossroads Plaza.  The patio will be enclosed by a four foot high prefinished 
metal three rail black fence.  The plan shows also shows a bike rack.  The plan calls for 
four (4), three foot tall, steel filled bollards, with a black decorative base (See ST2 
Bollard Detail).   
 
The plans show a total of six (6) tables that will have a total of sixteen (16) seats.  The 
patio area will self-service, and there will be no music played outside.  
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RECOMMENDATION: 
The applicant is seeking approval of an outdoor food patio permit for Starbucks to be 
located on the northwest corner of Lincoln Highway and Cicero Avenue. 
 
COMMISSIONER’S INQUIRIES 

1. The Commission asked if the Starbucks outdoor patio area had the same 
number of seats as the previous agenda item.  Staff answered that the 
Starbucks patio area has 16 seats. 

2. The Commission asked if the handicap spaces could be relocated adjacent to 
the patio area.  The applicant answered that Starbucks is typically insistent 
that they have parking in front of their building.  Staff noted the location of 
the handicap spaces are in compliance with the American with Disabilities 
Act. 

 
 
Commissioner Patton made a motion to approve agenda item PC#14-002 as presented. 
Commissioner Satchell seconded the motion. 
 
VOTES: 
 

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

:  Aye 
:  Absent 

6 Ayes 0 Nays  0 Abstain 1 Absent 

       Satchell  :  Aye 
 
By a vote of 6-0, the Plan Commission approved the Outdoor Patio Permit for Starbucks to be 
located the northwest corner of Lincoln Highway and Cicero Avenue 
 
PH #14-003 Consideration of an amendment to the Final Development Plan for 
Knockouts Plaza to be located on the northwest corner of Lincoln Highway and Cicero 
Avenue. 
 
Mr. Franklin presented the following staff report: 
 
BACKGROUND: 
 
The Crossroads Plaza Development on the southwest corner of Lincoln Highway and Cicero 
Avenue is a multi-tenant retail building.  The project was initially considered by the Plan 
Commission in November 2010.  At that time the Plan Commission recommended approval of 
the project with black awnings.  Due to the similarities in the requested PUD amendments staff is 
including a brief history the request to amend the PUD of the adjacent property for consideration.    
 
In December 2011, the applicant filed a petition to amend the original PUD.  There were three 
proposed changes to the original PUD.  The first was to allow changes to the building elevations. 
The second was to modify the site plan to allow two outdoor eating areas.  The third proposed 
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change, at the request of the tenants, was change the awning colors from black to  multi-colored 
(blue, red, maroon and black see attached Sheet A2 Elevations).   
 
Staff presented information regarding the proposed changes at the public hearing.  The Plan 
Commission expressed concern with the look of the multiple colored awnings.  As a result of the 
concerns raised by the Plan Commission and staff the applicant requested the Plan Commission 
consider removal of the awnings if they would not support the multi-colored awnings.  The 
Commission obliged and made a recommendation to the Board of Trustees to approve two of the 
proposed amendments to the PUD with condition that the awnings be removed from all 
elevations. 
 
Staff presented information regarding the proposed amendment to the PUD at a Board of 
Trustee’s workshop meeting in January 2012.  The Board of Trustee’s ultimately adopted an 
ordinance approving the requested amendment to the PUD and accepted the recommendation 
from the Plan Commission to remove the awnings.  Crossroads Plaza was constructed with no 
awnings. 
 
ANALYSIS: 
 
The Board of Trustee’s adopted an ordinance approving the Final Development PUD Plan for the 
Knockouts redevelopment on November 5, 2013.  Since the time of the approval the applicant has 
contacted staff on behalf of the future tenants.  The purpose of the proposed amendment is to add 
colored awnings on at least two of the three tenant spaces in the multi-tenant building.   The 
second part of the proposed amendment is to allow signage on all four building elevations.   
 
Additional Signage: 
 
The Zoning Ordinance allows signage on each building façade that faces a dedicated street.  The 
multi-tenant building would be allowed signage on south and east elevations per code.  The single 
tenant building would be allowed one sign on the south elevation.  As a part of the previously 
approved PUD application the Plan Commission agreed to allow signage on three of the four 
elevations of each building.  The proposed signage is show on Sheet EL-1 and EL-2.   
 
The proximity of the single tenant building to the bank to the west would limit the visibility of 
and effectiveness of signage on the west façade.   Similarly the single tenant building would limit 
the visibility of the on signage on the western façade.  As a result motorist traveling eastbound on 
Lincoln Highway could have obstructed views any signage on the west façade of the either 
building.   
 
Individual Awning Colors 
 
The south building façade is the front of the building and can be divided visually into four 
sections.  However the Giordano’s Pizzeria will occupy the two of the four sections.  The 
proposed plan is showing red awnings over the two eastern sections of the south façade a black 
awning on the west section of the south façade and no awning for the third central tenant space. 
The proposed building elevations with the individual awning colors are shown on sheets EL-1 
and EL-2.   
 
Proposing to have awnings on three of the four sections of the south façade lacks symmetry and 
takes away from the appeal of the front elevation.  In addition there may be a possibility that the 
central tenant would request a third individually colored awning. 
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The following options should be considered related to the request to change the awning colors: 
 

• Removal or elimination of all awnings on the building elevations.  This option is 
consistent with the Final Development PUD Plans that were originally recommended 
for approval by the Plan Commission.  This option is also consistent with the 
precedent that was established by the Board of Trustees regarding a similar request at 
the Crossroads Plaza. 

• Allow the tenants to have multiple colored awnings as presented in sheets EL-1 and 
EL-2. 

 
 
Planned Unit Development – Overall  
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 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 
dining options and retail 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. The 
subject properties configuration makes redevelopment very challenging, the design 
of the site efficiently utilizes the land and provides for circulation and public 
facilities, while preserving the natural features.  

 
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 parking, 
signage, etc. generally meets the intent of the standards of the Planned Unit 
Development regulations;  

 

6) Open spaces and recreational facilities are provided.  The proposed PUD meets the 
Village’s open space requirements; 
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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 site was 
redesigned to ensure the drive through stacking would not interfere with traffic on 
Cicero Avenue.  

 
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. 

 
 
RECOMMENDATION: 
The applicant is requesting consideration for the request signage on all four building 
elevations, and the addition of three red awnings and three black awnings on the south, 
west and east elevations.  Staff recommends consideration of the additional signage 
without the addition of the colored awnings. 
 
The public hearing was opened at 7:35 
 
COMMISSIONER’S INQUIRIES 

1. Staff provided a summary of the proposed amendment to the PUD.  Staff indicated 
the applicant at the request of his tenant was asking additional signage.  From three 
of four sides to all four sides of each of the buildings.  Staff indicated that the 
applicant is also seeking to have individually colored awnings on each of the tenant 
spaces. 

2. Staff provided a history of the proposed amendments to the PUD at Crossroads Plaza 
regarding individually colored awnings.  After multiple Plan Commission meetings 
and Board of Trustee workshop meetings the adjacent multi-tenant plaza was 
constructed without awnings. 

3. The Chairperson directed the Plan Commission to consider the request for 
individually colored awnings and the request for additional signage separately. 

4. The Commission questioned the purpose of the visibility of the signs on the west 
façade of the single tenant and the multi-tenant building. 

5. The Commission asked how much signage was approved in the original approval.  
Staff answered the original approval included signage on three of the four sides of the 
single and multi-tenant buildings.  The first part of the request to amend the PUD is 
to allow signage on all four sides of the single tenant and multi-tenant buildings. 

6. The Commission asked how the amended signage request compares to the signage 
across the street.  Staff answered the plaza across the street has signs on three of the 
four sides with no signage on the rear. 

7. The Commission asked if the request for awnings includes the awning on over the 
drive thru window.  Staff indicated the approved plans included a black awing over 
the drive thru window.  This awing’s functional purpose is to protect the patrons for 
the weather conditions. 

8. The Commission expressed concern about creating a precedent with the awnings that 
was inconsistent with the decisions made at the neighboring property.  They also 
expressed concern about the potential reaction from the adjacent tenants that did not 
were denied their requests for colored awnings.   

 
PUBLIC COMMENTS 
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1. The Melvina Stuart asked about the purpose of the extensive discussion regarding the 
signage and awnings among the commissioners.  She also stated that she was happy 
that with the tenants that would be occupying the parcel and coming into the 
community  

 
The public hearing was closed at 7:59  
 
Commissioner Satchell made a motion to deny the proposed awnings and to allow 
signage on all four sides of the multi-tenant building on to allow signage on the north east 
and south elevations of the single tenant building 
Commissioner Patton seconded the motion. 
 
VOTES: 
 

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

:  Aye 
:  Absent 

5 Ayes 0 Nays  1 Abstain 1 Absent 

       Satchell  :  Aye 
 
By a vote of 5-0-1, the Plan Commission approved an amendment to the PUD to allow 
additional signage on all four elevations of the multi-tenant building. 
 
 
STAFF COMMUNICATIONS 

1. Staff informed the Plan Commission about the upcoming Community Outreach 
Forum that will be held on March 15th at the Community Center to discuss 
economic development initiatives. 
 

NEXT REGULAR MEETING - Staff advised the Commission that the next regularly 
scheduled meeting is February 20, 2014.   
 
ADJOURNMENT - The Plan Commission Meeting was adjourned at 9:00 p.m.  
 
 

Minutes submitted by:  Community Development Department 
 
 
 


