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 O’FALLON PLANNING COMMISSION 
 

TUESDAY, SEPTEMBER 27, 2016 @ 6:00 P.M. 
 

O’FALLON CITY HALL - 255 SOUTH LINCOLN AVENUE 
 

1. Call to order by Chairman. 
 

2. "Pledge of Allegiance to the Flag." 
 

3. Roll Call and Establishment of Quorum. 
 

4. Reading and approval of the minutes of the previous meeting. 
 

5. Recognition of visitors and their purpose. 
 

6. Unfinished Business – None  
 

7. Public Hearings –  
 
a. (P2016-12) – Zoning Amendment Subject to the Planned Development Ordinance from 

“B-1(P)” Community Business District to “B-1(P)” Planned Community Business District 
for BP Station Improvements.  The parcel is located at 720 South Lincoln Avenue.  The 
applicant is Mike Drummonds, STL ECO ENERGY & ELECTRIC; on behalf of the 
owner, Nick Patel, Krishna Gas, Inc. 
 

b. (P2016-13 and S16-09) – Zoning Amendment Subject to the Planned Development 
Ordinance from “SR-1B” Single-Family Residence Dwelling District to “SR-1B(P)” 
Planned Single-Family Residence Dwelling District for “The Enclaves at Augusta 
Greens” (previously “Villas at Augusta Greens”, a 39-lot planned single-family 
residential development preliminary plat subdivision.  The parcel is generally located 
north of Milburn School Road, north of Skyline Church, and east of Old Collinsville 
Road.  The applicant is Steve Macaluso, MSJB Investments, LLC. 

8. Items Requiring Action –  
a. (S16-08) – “Augusta Greens” Preliminary Plat; zoned “SR-1B”; proposed 117 single-

family home lots with a separate parcel to be developed as the 39-lot planned single-
family residential development to be known as “The Enclaves at Augusta Greens” 
(previously “Villas at Augusta Greens”).  The applicant is Steve Macaluso, MSJB 
Investments, LLC. 

9. Reports of Standing and Special Committees – no reports 
10. Reports and Communications 
10. Adjournment 

 
General Citizen Comments:  The City of O'Fallon welcomes comments from our citizens.  The Illinois Open 
Meetings Act provides an opportunity for citizens to speak at all committee and Board meetings.  However, 
5 ILCS 120/1 mandates that NO action shall be taken on matters not listed on the agenda.  Please submit 
your name to the chairman and limit your comments so that anyone present has the opportunity to speak. 
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DRAFT MINUTES 
O’FALLON PLANNING COMMISSION 

July 12, 2016 
 

Acting Chairman Ray Rohr called the meeting to order at 6:00 pm in the City Council 
Chambers and led the Pledge of Allegiance. 
 
Rohr welcomed everyone and explained the role of the Planning Commission.   
 
ATTENDANCE:  Debbie Arell-Martinez, present; Jeffrey Baskett, excused; Patricia 
Cavins, present; Al Keeler, excused; Rebecca Pickett, present; Joe Rogers, present; Ray 
Rohr, present; Larry Sewell, excused. A quorum was declared present by Rohr. 
 
MINUTES:  Motion was made by Rogers and seconded by Pickett to approve the 
minutes of June 14, 2016, meeting.  All Ayes.  Motion carried. 
 
Also present were Community Development Director Ted Shekell, Senior City Planner 
Justin Randall, and Assistant City Planner Anne Stevenson.  
 
UNFINISHED BUSINESS:  None. 
 
PUBLIC HEARINGS: 
 
(P2016-07) – Zoning Amendment from “SR-1” Single-Family Residence Dwelling 
District to “RR” Rural Residential District.  The parcel is located at 702 North Seven 
Hills Road.  The applicants are Steven R & Susan L. Gasser. 
 
Public hearing was opened at 6:02 pm.  Randall presented an overview of the project and 
staff report.  Maps of the subject and surrounding properties, and their zoning were 
shown. Randall highlighted various points and issues from Staff’s Project Report, among 
them: 

• Applicants own adjacent property which is in the County 
• Proposed to build larger structure on adjacent lot but was denied by County 
• Came to City for proposed building on the lot in the City and reduced the size to 

the maximum size allowed under RR 
 
Randall summarized the Review & Approval Criteria stating it will be consistent with the 
proposed zoning as well as the Comprehensive Plan. 
 
Public comments were opened at 6:06 pm.     
 
Petitioner Susan Gasser was sworn in and concurred with Randall’s testimony.  Gasser 
stated they own a vehicles and other large items and need a location to store them. 
 
Public comments were closed at 6:08 pm. 
 
Staff Recommendation: 
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Staff recommends approval of the requested rezoning to the RR, Rural Residential 
District.  
 
Motion was made by Rogers and seconded by Cavins to approve the Staff 
Recommendation. 
 
ROLL CALL:  Arell-Martinez, Aye; Cavins, Aye; Pickett, Aye; Rogers, Aye; Rohr, Aye. All 
Ayes.  Motion to approve passed.     
 
The project moves to Community Development Committee on July 25, 2016, at 6 pm.  
Shekell mentioned that the time of the Community Development Committee does 
occasionally change and recommended the petitioners and those interested in attending 
to check with the Community Development Department staff or the City’s website ahead 
of time to confirm the meeting start time.  The public hearing was closed at 6:09 pm. 
 
(P2016-08) – Zoning Amendment Subject to the Planned Development Ordinance 
from “B-1(P)” Planned Community Business District to “B-1(P)” Planned 
Community Business District for Marriott TownePlace Suites.  The parcel is 
located at 445 Regency Park Drive.  The applicant is Brad McMillin, Brad McMillin 
Realty, Inc. 
 
Public hearing was opened at 6:09 pm.  Randall presented an overview of the project and 
staff report.  Maps of the subject and surrounding properties, and their zoning were 
shown. Randall highlighted various points and issues from Staff’s Project Report, among 
them: 

• Property was originally planned for a 2-story office building 
• Proposed hotel would be 5-stories and include 84 rooms 
• Highly visible elevation meets Commercial Design Handbook standards with 4-

sided architecture 
• Providing more parking than required which may help parking to the east 
• Private roadways and cross-access easements are in place to access property 
• Utilities are on site 
• Drainage – existing regional detention pond to the west  
• Conforms with City Ordinances  

 
Public comments were opened at 6:15 pm.     
 
Brad McMillin was sworn in and stated that most of their guests come in after 6:00 and 
the office building will be closed then, leaving overflow parking available for the guests. 
 
Shekell asked if the regional detention pond was owned by the association and if there 
was an intent to have it maintained with possibly an aerator as it starting to gather growth 
and pond scum. 
 
Terry Johnson was sworn in and testified the control of the association is in the hands of 
Darryl Shelton and Wayne Schmidt.  Johnson said he has supported the concept of the 
aerator and will participate in a prorated share of the cost; however, Shelton and Schmidt 
have not been willing to spend the money on it.  Johnson stated he is the owner of the 
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building that houses the Egg & I and Global Brew and sold this property to McMillin.  He 
is in full support of the project and there are maintenance agreements to provide for 
maintenance of the easements. 
 
McMillin stated this is a concern and doesn’t know the cost of some sort of circulation, but 
he believes it needs to be addressed.  Shekell encouraged McMillin to initiate 
communication with the association as it would be a perfect amenity to the hotel. 
 
Rohr asked if mine remediation was an issue.  McMillin discussed this with his architect 
and they are going with thick slab on grade of heavy concrete – no pilings. 
 
Public comments were closed at 6:18 pm. 
 
Staff Recommendation: 
 
Staff recommends approval of the project, with the following revised conditions 
(conditions addressed since preparation of the Staff Report): 

• Future submittal of plans shall meet the standards of a final site plan set forth in 
Section 158.054, including but not limited to: 

– Final grading plans; 
– Utility plans; 
– Details for water and storm sewer lines, pavement and dumpster enclosure 

elevations. 
• Parking: 

– The parking lot perimeter shall be curbed with a 6” rolled or vertical, poured 
in place, concrete curb; 

• Landscaping shall be provided in accordance with Section 158.144, which 
includes but not limited to: 

– Planting requirements; 
• Signage will be required to meet the regulations of Article 8 of Chapter 158: 

Zoning of the Code of Ordinances 
 

Motion was made by Arell-Martinez and seconded by Pickett to approve the Staff 
Recommendation as written and amended 
 
ROLL CALL:  Arell-Martinez, Aye; Cavins, Aye; Pickett, Aye; Rogers, Aye; Rohr, Aye. All 
Ayes.  Motion to approve, with amended conditions, passed.  
 
The project moves to Community Development Committee on July 25, 2016, at 6 pm.  
The public hearing was closed at 6:20pm. 
 
(P2016-10) - Comprehensive Plan and Future Land Use Map Amendments to select 
properties in the downtown area.  These amendments are to correct 
inconsistences between the current land uses and the land use designation of the 
Future Land Use Map.  Property discussed: 200 North Lincoln Avenue  
 
Public hearing was opened at 6:20 pm.  Stevenson stated the 200 North Lincoln Avenue 
property is known as the Old City Hall, and is being sold by the City.  The public hearing 
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following this one (P2016-09) is to rezone the property for commercial use by the new 
owner, Brad McMillin. Stevenson presented the Future Land Use Map and pointed out 
the inconsistency with rezoning the property and showed the surrounding properties and 
their uses. “General Commercial” Land Use designation will open the door for the 
rezoning petition.  Stevenson highlighted various points from Staff’s Project Report, 
among them: 
 
Proposed Amendment 

• Building will be used similarly to the way it was in the past 
• Fits in well with mixed-use downtown area 
• Commercial future land uses to the south and west  
• Institutional uses to the east (Fire Station & Dist. 90) 
• Planned use rezoning process (P2016-09) will more specifically define allowable 

uses to ensure that they are compatible with the area 
 
Public comments were opened at 6:22 pm.     
 
Public comments were closed at 6:23 pm. 
 
Staff Recommendation: 
 
Staff recommends amending the 2006 O’Fallon Comprehensive Plan Future Land Use 
Map to show ~0.23 acres at 200 North Lincoln Avenue as “General Commercial” 

 
Motion was made by Rogers and seconded by Pickett to approve the Staff 
Recommendation as written. 
 
ROLL CALL:  Arell-Martinez, Aye; Cavins, Aye; Pickett, Aye; Rogers, Aye; Rohr, Aye. All 
Ayes.  Motion to approve as written, passed.  
 
The project moves to Community Development Committee on July 25, 2016, at 6 pm.  
The public hearing was closed at 6:24pm. 
 
(P2016-09) - Zoning Amendment Subject to the Planned Development Ordinance 
from “SR-3” Single-Family Residence Dwelling District to “B-1(P)” Planned 
Community Business District for Old City Hall.  The parcel is located at 200 North 
Lincoln Avenue.  The applicant is Bradley D. McMillin 
 
Public hearing was opened at 6:24 pm.  Stevenson presented an overview of the project 
and staff report.  Maps of the subject and surrounding properties, and their zoning were 
shown. Stevenson highlighted various points and issues from Staff’s Project Report, 
among them: 

• Consistent with Comprehensive Plan if the change proposed in P2016-10 is 
approved 

• Two-phase rehab of property  
o Phase 1 to include gutting and “white boxing” the interior, renovating the 

outside (significant changes to exterior required to be reviewed by the 
Historic Preservation Commission), addition asphalt parking to the north 
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o Phase 2 – tenant finish 
• Minor Subdivision Plat to separate Old City Hall from Fire Station 

 
Shekell also added that downtown on-site parking is not required as the property is within 
500 ft of public parking.  However, the applicant states more parking will make the 
property more viable to potential tenants. 
 
Shekell stated, that while not discussed with the petitioner previously, the City would like 
signage to have some architectural consistency with the historical character of the 
building. 
 
Public comments were opened at 6:30 pm.     
 
Barbara Bright, 105 East Adams, was sworn in and asked how this project will affect the 
houses on the north side of the alley such as lighting or proposal to purchase the homes.  
Shekell testified there will be no change with how it has been for the last several decades 
and the use will likely be an 8-5 business(es).  Stevenson stated there are code 
requirements for lighting that will be enforced and Shekell said they will have to have 
what is called “full cut-off shields” on the lights in the parking area to protect the 
neighbors from being impacted by the lighting. 
 
Pickett asked if there would be more than one tenant.  McMillin stated there could be two, 
but would prefer just one tenant.  McMillin indicated he is seeking an office type tenant 
(CPA, lawyer, etc…), with no high-profile retailing, a 9-5-type operation and they will be 
attentive to the lighting impact. 
 
Ron Bright, 105 East Adams, was sworn in and commented that School District 90 parks 
in all places and would like assurance of a parking lot.  Shekell affirmed there would be a 
parking lot. 
 
Bob Schmidt, was sworn in and asked what would happen to Fire Station 1 and if there 
was a plan to take over the whole block for retail / office use.  Shekell stated the Fire 
Chief’s desire to indefinitely keep the building as a firehouse and doesn’t see that 
changing in the foreseeable future. 
 
Public comments were closed at 6:35 pm. 
 
Staff Recommendation: 
 
Staff recommends approval will the following conditions: 

1. The property has been approved for office and retail uses. Any change of use that 
allows for assembly (such as a restaurant or theater) will need to return for an 
amendment to this planned use approval. 

2. A landscaping plan will need to be submitted per City Code. 
3. A minor subdivision with cross access easement and joint maintenance will need 

to be provided. 
4. Any significant changes to the exterior of the building will need to be reviewed by 

the Historic Preservation Commission 
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Motion was made by Arell-Martinez and seconded by Rogers to approve the Staff 
Recommendation as written. 
 
ROLL CALL:  Arell-Martinez, Aye; Cavins, Aye; Pickett, Aye; Rogers, Aye; Rohr, Aye. All 
Ayes.  Motion to approve, with conditions as written, passed.  
 
The project moves to Community Development Committee on July 25, 2016, at 6 pm.  
The public hearing was closed at 6:36pm. 
 
(P2016-11) - Zoning Amendment Subject to the Planned Development Ordinance 
from “B-2(P)” Planned General Business District to “B-2(P)” Planned General 
Business District for Betty Lane Warehouses.  The parcel is located at 96 Betty 
Lane.  The applicant is Troy Shearer 
 
Public hearing was opened at 6:36 pm.  Randall presented an overview of the project and 
staff report.  Maps of the subject and surrounding properties, and their zoning were 
shown. Randall highlighted various points and issues from Staff’s Project Report, among 
them: 

• Previous planned use expired 
• While not consistent with Comprehensive Land Use Map designation of 

Neighborhood Residential, this may have been a mis-designation when the 
property was annexed in 2001; proposed use is consistent with other land uses in 
the general vicinity 

• Proposed use of property to be office/warehouse 
• Drainage 
• Sidewalk variance requested as there are no sidewalks in the area presently 
• Parking – proposed and future potential 
• Utilities are on site 
• Building elevation consistent with Commercial Design Handbook 
• No negative impact on traffic or to adjacent properties 

 
Shekell stated it has been a 15 year process for the City to clean up the zoning and land 
use for this.   
 
Public comments were opened at 6:44 pm.     
 
Troy Shearer, petitioner, was sworn in and stated he plans on building in phases starting 
with one or two units, the detention pond, and all the grading for the entire site, then he 
will build as needed.  He clarified that Metro buses do not come down as far as his 
property is located, they turn on Weber Road. 
 
Shekell asked if Shearer saw any challenges with integrating each new modular with the 
footings, roof systems, and walls.  Shearer stated there would be no problems as there 
will be a frost wall all the way around, the trusses will be a load-bearing truss and he will 
have metal lining inside so the metal can stay.  The office will be climate controlled with 
possibly a wall-unit. 
 



Planning Commission                 Page 7 of 8 
Meeting Minutes – July 12, 2016 

I:\P & Z\ZONEFILE\PC and ZHO\Minutes\PC\2016\07-12-16.docx 

Public comments were closed at 6:46 pm. 
 
Staff Recommendation: 
 
Staff recommends approval of the project, with the following conditions: 

1) A variance is granted a waiver from the requirement to construct sidewalks within 
the street right-of-way and adjacent to the property line of the proposed 
development.    

2) Future submittal of plans shall meet the standards of a final site plan set forth in 
Section 158.054, including but not limited to: 
a) Location map; 
b) Final grading plans; 
c) Utility plans; 
d) Details for water and storm sewer lines, pavement and dumpster enclosure 

elevations. 
3) Parking: 

a) The parking lot perimeter shall be curbed with a 6” rolled or vertical, poured in 
place, concrete curb; 

b) Parking spaces shall be a minimum of 10 feet x 19 feet; 
c) Drive aisles shall be a minimum of 24 feet; 
d) The site will need to provide the appropriate accessible parking spaces with 

aisles. 
4) Landscaping shall be provided in accordance with Section 158.144, which 

includes but not limited to: 
a) Landscape island sizes and locations; 
b) Planting requirements; 
c) Any outdoor storage on-site must be screen with a sight-proof fence (not chain 

link). 
5) The building facades may not exceed 50% metal siding. 
6) Signage will be required to meet the regulations of Article 8 of Chapter 158: 

Zoning of the Code of Ordinances 
 

Motion was made by Cavins and seconded by Arell-Martinez to approve the Staff 
Recommendation as written. 
 
ROLL CALL:  Arell-Martinez, Aye; Cavins, Aye; Pickett, Aye; Rogers, Aye; Rohr, Aye. All 
Ayes.  Motion to approve, with conditions as written, passed.  
 
The project moves to Community Development Committee on July 25, 2016, at 6 pm.  
The public hearing was closed at 6:48 pm. 
 
REPORTS OF STANDING AND SPECIAL COMMITTEES:  None. 
  
REPORTS AND COMMUNICATION:   
Randall announced that there is no meeting scheduled for August 9, 2016 
 
Shekell updated the Commission on the changes to the Methodist Church proposal from 
the June 14th meeting (Church eliminated the entrance onto Southview Drive).  Shekell 
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recognized and appreciated the difficult decision the Commissioners had to make at the 
public hearing and stated the neighbors are in support of the project with the change. 
 
Shekell briefed the Commission on some encouraging growth and potential 
developments around the hospital and North Green Mount Road.  Stevenson added 
there is interest in the Downtown area. 
 
ADJOURNMENT:   
 
Motion was made by Pickett and seconded by Rohr to adjourn.  All ayes.  Motion carried.  
The meeting was adjourned at 6:57pm. 
 
Respectfully submitted, 
 
____________________________ 
Vicki Evans, Transcriptionist 
 
 
__________________________________ 
Minutes approved by ??/??/16 Planning Commission 
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P R O J E C T  R E P O R T  

 
TO:   Planning Commission 
FROM:  Justin Randall, Senior City Planner 
  Ted Shekell, Community Development Director 
DATE:  September 27, 2016 
PROJECT:   P2016-12: BP Gas Station Planned Use Rezoning 
 
Location: 720 South Lincoln Avenue 
Applicant:  Mike Drummonds, STL Eco Energy & Electric 
Owner:  Krishna Gas Inc. 
Submitted: August 22, 2016 
 
Introduction 
The applicant, Mike Drummonds for STL Eco Energy & Electric, has filed an application requesting 0.66 acres of land 
be rezoned from B-1, Community Business District to B-1(P), Planned Community Business District for the proposed 
redevelopment of the existing BP gas station.  The project proposes demolishing the existing convenience market on 
the property and reconstruct a new 4,173 square foot convenience market and the future installation of two additional 
gas pumps.  The property is located at 720 South Lincoln Avenue, at the northeast corner of the intersection of Lincoln 
Avenue and Highway 50.   
  
Existing Conditions 
Surrounding Zoning:  Surrounding Land Use: 

North: B-1 & SR-3  North: Residences along Lincoln Avenue and Vine Street 
East: B-1(P) & SR-3  East: AutoZone and residences along Vine Street  
South: B-1   South: Community Financial Center and Southview Plaza 
West: B-1   West: Valvoline Instant Oil Change across Lincoln Avenue 

 
Applicable Ordinances, Documents and Reports 
O’Fallon Comprehensive Plan:  The O’Fallon Comprehensive Plan Future Land Use Map depicts the subject property 
as General Commercial, which is consistent with the proposed project.   
 
Code of Ordinances:  The proposed redevelopment of the gas station is subject to Article 6 Planned Uses of Chapter 
158: Zoning of the Code of Ordinance and requires a development plan. The property is also subject to the B-1, 
Community Business District requirements.   
 
Public Notice: Public Notice of this project has been fulfilled in accordance with Section 158.255 and158.256 of the 
City of O’Fallon Zoning Regulations. More specifically, the applicant has notified property owners within 250 feet of 
the subject property via certified mail of the filing of the zoning amendment. Additionally, the City has notified property 
owners within 250 feet of the subject parcel of the public hearing at least 15 days prior to the hearing and published 
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notice of the public hearing in a local newspaper at least 15 days in advance. Proof of notification is on file with the 
City’s Community Development Department. 
 
Discussion Points/Issues 
Land Use  
The subject property is generally surrounded by commercial uses, however there are some residential uses to the north 
and northeast along Vine Street.  A Planned Use rezoning is required because the project includes construction of a 
new building within 250 feet of residential property.   
 
The subject property currently is being utilized as a gas station with an approximately 960 square foot convenience 
market (c-store) located generally under the canopy area of the gas station.  The applicant is seeking approvals to 
demolish the existing c-store and rebuild a much larger 4,173 square foot building further back on the property.  The 
canopy would remain as constructed.  The proposed project would include additional parking to meet the requirements 
of the City’s codes and improvements to the existing pavement.  The plan also proposes two additional gas pumps, but 
will not be constructed in the initial portion of the project. The proposed building architecture is comparable to what the 
Commercial Design Handbook recommends and is in keeping with commercial redevelopment in O’Fallon.      
 
Traffic Circulation/Parking 
Ingress and Egress:  The site proposes to keep the existing access points as constructed, with an access point on 
Lincoln Avenue and one on Highway 50.  The locations of the two access points are close to the intersection of 
Lincoln Avenue and Highway 50, but there very little that could be done to improve the location of the entrances.  An 
investigation of providing cross-access to the AutoZone property was conducted, but proved impractical for this 
particular site.  The access point on Highway 50 is required to be reduce to 35 feet in width according to IDOT.  The 
entrance on Lincoln Avenue will need to be stripped to indicate an entrance, left exit and right exit. 
 
Parking: Gas Stations require a parking spaces at a rate of one space per pump (provided at the pump location) and 
any retail space requires 4 parking spaces per 1,000 gross floor area, which means the new c-store requires 17 
parking spaces.  The applicant has provided 17 parking spaces, including an accessible space near the front of the 
building.     All the proposed parking spaces are sized at 10’ x 19’ and the accessible space meets the sizing 
requirements of the Illinois Accessibility Code.     
 
Sidewalks 
An existing concrete sidewalk runs along the frontage of the subject property.  The project is proposing to reconstruct 
the entrances and the sidewalk is shown as being poured separately from the apron.  Additionally, the project will be 
adding the required accessible path from the building to the right-of-way as required by the Illinois Accessibility Code.   
 
Utilities and Drainage 
Public water is available to the site, via a 12” line along Lincoln Avenue.  A new meter pit and service will be installed 
as a part of the project, with the service line to sized according to the Illinois Plumbing Code.  Additionally, the site has 
access to the public sewer, via a 12” line in the rear of the property.  A new service line will be installed with the 
construction of the building. 
 
The majority of the site drains toward Highway 50 and Lincoln Avenue.  The back portion of the site and the new building 
will drain towards the rear of the property.  The rear 20 feet of the property will be graded in a way to store any 
stormwater and slowly discharge to the east into the AutoZone detention basin.  The design eliminates nearly all of the 
existing stormwater that drains into the residential lots in the rear of the property.  Actual detention pond sizing, grading, 
pipe sizes, and inlets will be engineered for the final construction plan.  All drainage plans must be reviewed and 
approved by the Public Works Department, but the applicant will be required to maintain or improve existing drainage 
conditions and will not be permitted to cause an issue for adjacent properties.  
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Building 
The proposed 4,173 sq. ft. building has been designed to meet many recommendations of the Commercial Design 
Handbook, including use of multiple building materials (brick, stone, glass and EIFS) and breaking up the façade of the 
walls. The mechanical units will need to be screened from adjacent land uses, which may result in additional height 
needed for the facades. Overall, the building generally meets the design guidelines of the Commercial Design 
Handbook. Additionally, the dumpster enclosure materials will need to match the principal building, including brick and 
split-face block.   
 
Landscaping and Buffer Requirements 
Section 158.144 of the Code of Ordinances outlines requirements for parking lot landscaping.  In general, the proposed 
site will not be added any additional plantings due to the lack of landscape islands.  The area that is currently rocked is 
located in the right-of-way of Highway 50 and Lincoln Avenue, under the jurisdiction of IDOT. The existing parking lot 
area is already located in some area only a foot off the side property lines rather than the minimum 7 feet wide for new 
construction.  
 
A 6-foot high vinyl privacy fence is proposed to be constructed on the rear property line to assisted with the screening 
necessary between the residences on Vine Street and the gas station property. 
 
Signage 
The plans for the project proposes to keep the existing freestanding signage as constructed.  The new building 
elevations does not include a sign package, therefore, the building would be required to meet the City’s sign code for 
wall signage.  The development would be allowed up to 10% of the wall area, not to exceed 300 square feet. 
 
Lighting 
A photometric plan has been submitted and reviewed for compliance to City codes.  The site is using fully cut off lighting 
in the parking lot area and using lighting under the canopy to light the majority of the site.  There are no lights proposed 
in the rear of the building and the building acts as a buffer from the lighting in the parking and under the canopy to the 
residential land uses in the rear portion of the property.  
 
Hours of Operation 
BP will be open seven days a week, 24-hours a day.  
 
Review and Approval Criteria 
Section 158.119 of Article 6 “Planned Uses” lists several criteria for evaluating planned uses. Evaluation of the project 
based on these factors is included under each criterion. 
1. The criteria governing the rezoning of the property and approval of site plans, as set forth in the standards and 

requirements found elsewhere in the zoning code or in other applicable law, 
The proposed project meets all applicable zoning standards, with the exceptions to the existing conditions of the 
parking lot and lack of landscaping in the parking lot.  

2. The physical design of the proposed plan and the manner in which said design makes adequate provisions for 
public services, provides adequate control over vehicular traffic, provides for and protects designated common 
open space and park dedication, and furthers the amenities of light, air, recreation and visual enjoyment. 
The site is an existing gas station with a c-store and while the larger c-store has the potential to generate 
additional traffic, the project should not have a significant impact to the existing traffic generated in the area.   

3. The relationship and compatibility of the proposed plan to adjacent properties and the surrounding neighborhood. 
The Highway 50 corridor is a commercial corridor with a variety of retail, office, service and restaurant 
businesses. The new c-store should not negatively affect adjacent properties.  The new location of the c-store 
should improve some of the concerns with trash, lighting and noise for the residents along Vine Street.  The 
building will become more of a buffer to the residential uses, instead of the paved area and storage buildings 
which allows trash to blow under the fencing and vehicles to be located closer to the homes on Vine Street. 



 

 
C o m m u n i t y  D e v e l o p m e n t  D e p a r t m e n t  

2 5 5  S o u t h  L i n co l n  A ve n u e ,  O ’ F a l l o n ,  I L   6 2 2 6 9    P :  6 1 8 . 6 2 4 . 4 5 0 0  x  4    F : 6 1 8 . 6 2 4 . 4 5 3 4  
 

4. The conformity with the standards and principles of the Comprehensive Plan and all other adopted regulations, 
including the Commercial Design Handbook dated July 6, 2009 and on file with the City Clerk. (Ord 3665; passed 
5-3-10) 
The proposal is consistent with the Comprehensive Plan and the design of the buildings meets the intent of the 
Commercial Design Handbook. 

5. The use(s) are designed, located and proposed to be operated so that the public health, safety and welfare will 
be protected. 
The proposed development is designed to be operated to protect the public health, safety and welfare. 

6. An identified community need exists for the proposed use. 
A community need exists for the proposed use. 

7. The proposed use(s) will not impede the normal and orderly development and improvement of the surrounding 
property, nor impair the use, enjoyment, or value of neighboring properties. 
The development will not impede the normal and orderly development and use of the surrounding property, nor 
will it impair the use, enjoyment, or value of neighboring properties. 

8. The degree of harmony between the architectural quality of the proposed building and the surrounding 
neighborhood. 
The proposed building is similar to and will not detract from many of the structures surrounding the property.  

9. The appropriateness of the minimum dimensions and areas of lots and yards set forth in the applicable zoning 
district regulations. 
The proposed development will be required to meet the area-bulk requirements set forth in the B-1 Community 
Business District, except for the reduction in the 7-foot parking lot setback and landscaping in the parking lot due 
to existing conditions. 

 
Staff Recommendation 
Staff recommends approval of the project with the following conditions: 

1. Final construction plans will need to include final stormwater detention calculations. 
2. Dumpster enclosure will need to be constructed of similar materials of the building. 
3. Signage will be required to meet the regulations of Article 8 of Chapter 158: Zoning of the Code of 

Ordinances.  
 

 
Attachments 
Attachment 1 – Project Application 
Attachment 2 – Zoning Map 
Attachment 3 – Surrounding Land Use Map 
Attachment 4 – Future Land Use Map 
Attachment 5 – Site Plan 
Attachment 6 – Building Elevation 
Attachment 7 – Photometric Plan 
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P R O J E C T  R E P O R T  
 

TO:   Planning Commission 
FROM:  Justin Randall, Senior City Planner 
THRU:  Ted Shekell, Community Development Director 
DATE:  September 27, 2016 
SUBJECT:   P2016-13 & S16-09: The Enclave at Augusta Greens - Preliminary Plat & Planned Use 
  S16-08: Augusta Greens – Preliminary Plat 
   
Applicant:  MSJB Investments, LLC 
  774 Sunset Boulevard, Suite 100 
  O’Fallon, IL 62269 
  
Owner:  MSJB Investments, LLC 
  774 Sunset Boulevard, Suite 100 
  O’Fallon, IL 62269 
 
Submitted:  August 23, 2016 
 
 
Project Summary 
• Property located at the northeast corner of Old Collinsville Road and Milburn School Road 
• 64.92-acre parcel of ground 
• Zoned SR-1B in the City 
• Augusta Greens and The Enclave at Augusta Greens required two separate approvals, but are a part of 

the same development.  The Enclave at Augusta Greens is a separate parcel within Augusta Greens and 
needs a separate approval based on the concept proposed by the developer.  While there are two different 
applications requiring separate votes by the Planning Commission, the infrastructure, access and 
drainage are interconnected.  As a result, staff has created a report which will highlight both individual 
projects yet encompass the entire development as a whole. 

o August Greens Preliminary Plat  
 117 Single Family Lots 
 53.73 acres 
 Lot sizes ranging from 10,139 square feet to 26,021 square feet, with an average lot size 

of 13,269 square feet 
 The gross density is 2.62 lots per acre 
 8.89 acres of common ground 

o The Enclave at Augusta Greens – Planned Use and Preliminary Plat 
 39 Single Family Building Pads 
 11.19 acres 
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 Building pad sizes range from 2,400 square feet to 3,500 square feet 
 The gross density is 4.15 lots per acre 
 6.62 acres of common ground 
 The Enclaves at Augusta Greens is maintenance-free development, in which the owner of 

the single-family house owns the home without the responsibilities of yard work or exterior 
upkeep of the property.   

• The development will have a point of access on Milburn School Road, just west of Skyline Community Church 
(under construction) and two points of access off Old Collinsville Road. 

• The developer will be tying into the City of O’Fallon water and Caseyville Township sanitary sewer services. 
 
Background & Executive Summary 
The subject property is located at the northeast corner of the intersection of Old Collinsville Road and Milburn School 
Road. In 2005, the property was annexed into the city and a preliminary plat was approved for Tuscany Trails.  The 
property was zoned SR-1B for the 212 single-family residential development.  When the property was annexed, an 
annexation agreement was approved by the City Council which included an annexation fee of $2,250 per lot, a sidewalk 
along Old Collinsville Road, a minimum 8” water line along Old Collinsville Road and a parkland fee.  The original 
annexation agreement still pertains to the current proposal. 
 
The applicant, MSJB Investments, LLC is proposing a new concept and is seeking approval to subdivide 64.92 acres 
of land currently zoned SR-1B, Single-family Residential Dwelling District. The applicant is proposing to divide the land 
into a total of 156 single-family lots (117 in Augusta Greens and 39 in The Enclaves at Augusta Greens). The overall 
development is proposed in five phases and when completely constructed will have a density of 2.89 homes per acre.  
The initial construction will include Phase 1 and Phase 2 (all of Phase 2 is The Enclave at Augusta Greens). 
 
The Augusta Greens portion of the development is a typical single-family subdivision.  The lot sizes in Augusta Greens 
range from 10,139 square feet to 26,021 square feet, with a density of 2.62 dwelling units per acre and 8.89 acres of 
common ground, some of which is used for detention areas within the development. The proposed plat meets the 
requirements of the SR-1B zone districts and only requires approval of the preliminary plat.  
 
The Enclaves at Augusta Greens is maintenance-free single-family development in which the property owner will own 
a much smaller lot without the responsibility of outdoor maintenance, such as mowing, cleaning gutters, and shoveling 
snow.  The lot sizes in The Enclave at Augusta Greens range from 2,400 to 3,500 square feet with a density of 4.15 
units per acre and 6.62 acres of common ground.  While the Enclave portion of the development has a slightly higher 
density, the overall development still has a density of 2.89 homes per acre, within the recommendations of the Single 
Family Residential designation of the Comprehensive Plan.  Additionally, The Enclave at Augusta Greens meets most 
of the requirements of the SR-1B area and bulk regulations, with the exception of the minimum lot size of 10,000 square 
feet.  Thus, The Enclaves at Augusta Greens requires approval of a planned use amendment (SR-1B-P) and a 
preliminary plat. 
 
The majority of the streets within the subdivision consist of 54-foot right-of-way with 30 feet of pavement back of curb 
to back of curb. Street #1, south of Street #2 will consist of 30 feet of pavement back of curb to back of curb within a 
60-foot right-of-way.  The subdivision will have access to Milburn School Road via Street #1 and will have access to 
Old Collinsville Road via Street #3 and Street #5. The proposed subdivision provides a stub to the property to the north 
and a stub to the property to the east.  However, the stub to the adjoining property to the east is near the northern 
property line, approximately 2,400 feet from Milburn School Road and the maximum block length is 1,400 feet. 
Sidewalks have been incorporated into the preliminary plat on both sides of the street and a sidewalk along Old 
Collinsville Road as each phase of the development is constructed.   
 
The developer will be tying onto the City of O’Fallon water system and the Caseyville Township sanitary sewer system. 
Electric and gas services are available to the site and owned by Ameren IP. Telephone and internet service is available 
through AT&T and cable and internet is available through Charter. 
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Existing Conditions 
Surrounding Zoning:    Surrounding Land Use: 

North: Unincorporated A   North: Agricultural land uses 
East: Unincorporated A   East:  Agricultural land uses 
South: B-1(P), SR-1B(P) & SR-3  South: Vacant land for commercial development, Skyline  

Community Church and Savannah Hills subdivision 
south of Milburn School Road. 

West: Unincorporated A & SR3  West: Agricultural land uses and the Far Oaks residential  
development and golf course 

 
The site is currently used for agriculture purposes, with a small home and out buildings located at the northwest corner.  
The site is generally flat with gently rolling slopes.  There is a clearly defined natural draw the extends from the northwest 
corner of the property to the middle of the eastern property line. This particular draw is identified as a riparian area, 
however there is no existing tree cover.  The site site does not have any floodplain and there are no known 
environmental hazards on the site. 
 
 
Applicable Ordinances, Documents and Reports 
O’Fallon Comprehensive Plan:   
The O’Fallon Comprehensive Plan Future Land Use Map depicts the subject property as Single Family Residential. In 
Table 3.1 of the Comprehensive Plan which identifies Future Land Uses, the Single Family Residential category 
indicates the density should be no more than 3 dwelling units per acre and the associated zoning district include SR-1 
and SR-1B. The proposed overall residential development with a density of 2.89 dwelling units per acre and the SR-1B 
zoning designation is consistent with the Comprehensive Plan.  
 
Additionally, the Comprehensive Plan has designated the existing natural draw that runs from the northwest corner to 
the middle of the eastern property line as a riparian corridor.  While the draw has a riparian designation the site has 
been farmed and there is no existing tree canopy.  Additionally, in 2007 the property was subject to a charrette on 
environmental design for subdivisions.  The Conservation Subdivision Design Workshop, examined the concepts of 
conservation development to create alternative designs for the property in which Augusta Greens and The Enclave at 
Augusta Greens is proposed.  The results of the workshop are reflected in the proposal, by conserving the majority of 
the drainage and stream channels. 
 
Code of Ordinances:   
The proposed subdivision is subject to Chapter 154 (Subdivision) Chapter 155 (Development Manual) and Chapter 
158 (Zoning) of the Code of Ordinance and must meet the Area-Bulk requirements for lot dimensions.  The property is 
also subject to the SR-1B, Single Family Residence Dwelling District requirements.   
 
Public Notice:  
Public Notice of this project has been fulfilled in accordance with Section 158.255 and158.256 of the City of O’Fallon 
Zoning Regulations. More specifically, the applicant has notified property owners within 250 feet of the subject 
property via certified mail of the filing of the zoning amendment. Additionally, the City has notified property owners 
within 250 feet of the subject parcel of the public hearing at least 15 days prior to the hearing and published notice of 
the public hearing in a local newspaper at least 15 days in advance. Proof of notification is on file with the City’s 
Community Development Department. 
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Planned Use Zoning Discussion for Enclave at Augusta Greens 
 
General Summary:  
The overall development of Augusta Greens and The Enclave at Augusta Greens is a 156 single-family lot 
subdivision (117 in Augusta Greens and 39 in The Enclaves at Augusta Greens). The overall development is 
proposed in five phases and when completely constructed will have a density of 2.89 homes per acre.  The Augusta 
Greens portion of the development is consistent with the SR-1B development and only preliminary plat approval is 
necessary.  The Enclave at Augusta Greens portion of the development, has proposed a different concept in which 
the property owner would only purchase a building pad ranging from 2,400 square feet to 3,500 square feet. The 
Enclaves at Augusta Greens is designed to be a maintenance-free single-family development.  The property owner 
will own a much smaller lot (essentially the building pad) without the responsibility of outdoor maintenance, such as 
mowing, cleaning gutters, and shoveling snow.  The Enclave at Augusta Greens requires rezoning from SR-1B to SR-
1B(Planned), and would be consistent with the SR-1B standards in terms of setback and overall density of the SR-1B 
zone district. The overall Augusta Greens Subdivision already has SR-1B and merely requires approval as a 
preliminary subdivision plat and doesn’t require a public hearing for zoning approval.  
 
Yard Setbacks:  
The design of The Enclaves at Augusta Greens creates a lot out of the building pad.  Therefore, the typical setback 
from the lot lines will not be applicable.  The plat has proposed creating the building pad locations 25 feet from the right-
of-way of the streets (front yard setback), a minimum of 15 feet between the building pads (side yard setback) and a 
minimum 50 feet between the building pads in a typical rear yard application.  All of the areas between the building 
pads is considered common ground, but meets the intent of the required setbacks of the SR-1B zone district. 
 
Additionally, the subdivision ordinance requires a minimum of 10 feet for side yard easements for utility and drainage 
purposes, however, the SR-1B zoning district allows for a minimum of 7.5 feet for a side yard setback, thereby potentially 
leading to a conflict between the two.  If a conflict exists between the easement and setback, the easement will prevail 
– no permanent building or structure will be permitted within a 10-foot side yard easement. 
 
Lot Coverage – The Enclave at Augusta Greens:  
The subdivision ordinance limits the square footage of development on a single-family property (lot coverage) at 30%.  
The typical SR-1B, 10,000 square foot lot would be able to construct 3,000 square feet of structures (i.e. house, shed, 
pool). In the case of The Enclave at Augusta Greens the building pad is much smaller (2,400 – 3,500 square feet) lot 
area.  However, based on the size of the parcel The Enclave at Augusta Greens is being constructed on, even if the 
entire building pad is full of structures the lot coverage for the development would be 28.7%.  Based on the proposed 
development, it is recommended The Enclave at Augusta Green is permitted to have a lot coverage calculation at 
100%. 
 
 
Preliminary Plat Discussion Points for Augusta Greens Subdivision (including the Enclave) 
 
General Discussion:  
The applicant, MSJB Investments, LLC is proposing to subdivide 64.92 acres of land currently zoned SR-1B, Single-
family Residential Dwelling District. The property is located at the northeast corner of the intersection of Old Collinsville 
Road and Milburn School Road. The applicant is proposing to divide the land into a total of 156 single-family lots (117 
in Augusta Greens and 39 in The Enclaves at Augusta Greens). The overall development is proposed in five phases 
and when completely constructed will have a density of 2.89 homes per acre.  The initial construction will include Phase 
1 and Phase 2 (all of Phase 2 is The Enclave at Augusta Greens). 
 
The Augusta Greens portion of the development is a typical single-family subdivision.  The lot sizes in Augusta Greens 
range from 10,139 square feet to 26,021 square feet, with a density of 2.62 dwelling units per acre and 8.89 acres of 
common ground, some of which is used for detention areas for the entire development. The proposed plat meets the 
requirements of the SR-1B zone districts and only requires approval of the preliminary plat.  
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The Enclaves at Augusta Greens is maintenance-free single-family development in which the property owner will own 
a much smaller lot without the responsibility of outdoor maintenance, such as mowing, cleaning gutters, and shoveling 
snow.  The lot sizes in The Enclave at Augusta Greens range from 2,400 to 3,500 square feet with a density of 4.15 
units per acre and 6.62 acres of common ground.  While the Enclave portion of the development has a slightly higher 
density, the overall development still has a density of 2.89 homes per acre, within the recommendations of the Single 
Family Residential designation of the Comprehensive Plan.  Additionally, The Enclave at Augusta Greens meets most 
of the requirements of the SR-1B area and bulk regulations, with the exception of the minimum lot size of 10,000 square 
feet.  The Enclaves at Augusta Greens requires approval of a planned use amendment and a preliminary plat. 
 
Access and Circulation:  
The proposal will have one point of access for the subdivision on Milburn School Road and two points of access on 
Old Collinsville Road.  The access point on Milburn School Road will be located approximately 580 feet east of the 
intersection of Old Collinsville Road and Milburn School Road.  The access point on Milburn School Road will have an 
inbound lane, a right turn lane and a left turn lane.  The two access points on Old Collinsville Road are approximately 
1,200 feet and 2,200 feet north of the intersection of Old Collinsville Road and Milburn School Road.   
 
The engineer has provided additional information on the entrances to the subdivision on Old Collinsville Road.  Based 
on the calculations provided by the engineer, the existing traffic on Old Collinsville Road plus the increased traffic 
from the subdivision would not warrant any turn lane improvements to Old Collinsville Road.  No additional 
information was required on Milburn School Road, since the road has been reconstructed to provide a bi-directional 
turn lane at the location of the entrance to the subdivision. 
 
The development has provided stubs to the undeveloped property to the north and east.  However, the location of the 
stub street on the eastern property line is approximately 2,400 feet north of Milburn School Road which exceeds the 
required block length of 1,400 feet.  The development could accommodate the required block length distance by 
extending Street #4, creating a stub into the eastern property line approximately 1,200 feet north of Milburn School 
Road.  The engineer has requesting a variance to maximum block, citing “extending Street #4 to meet the maximum 
required block length for an additional access point will be detrimental to the proposed drainage detention area for the 
entire development. The suggested street access point is near the low point of the property and will greatly reduce the 
available detention area.”  
 
Additionally, when the original proposal for Tuscany Trails was submitted, staff and the developer worked to align an 
extension of Savannah Hills Boulevard on the eastern property line to become a collector street for the long term 
development of the subject property and the surrounding agricultural land.  The right-of-way for this extension was to 
consist of 30 feet on the subject property and 30 feet on the adjacent property to the east if it were to ever develop.  
The preliminary plats for Augusta Greens and The Enclaves at Augusta Greens does account for the 30 feet of right-
of-way.   
 
The internal street layout of the proposed development is comprised of local streets.  Street #1, which serves as the 
access point to Milburn School Road is located within a 60-foot right-of-way, with a pavement width of 30 feet back of 
curb to back of curb.  As Street #1 approaches Milburn School Road, the pavement width expands to 40 feet back of 
curb to back of curb to accommodate a three 12-foot lanes (entrance, right-out and left-out).  Street #1 transitions to a 
54-foot right-of-way with 30 feet of pavement back of curb to back of curb north of Street #2.  The remaining streets in 
the subdivision are proposed to consist of 54-foot right-of-way with 30 feet of pavement back of curb to back of curb. 
There are five cul-de-sacs throughout the subdivision, following the rolling topography of the site.   
 
The development has provided sidewalks along both sides of all streets within the subdivision.  The 4-foot sidewalk 
along Street #1 may need to be increased to 5 feet to ensure compliance with the Illinois Accessibility Code. 
Additionally, the annexation agreement for the property required a 5-foot sidewalk along Old Collinsville Road as each 
phase develops.  Old Collinsville Road is a rural road without shoulders or sidewalks and in the future will need to be 
reconstructed to an urban section (curbs and sidewalks).  The Public Works Department has recommended the 
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developer pay an amount equaling the cost of construction of the sidewalk along Old Collinsville Road now, and in the 
future when Old Collinsville Road is reconstructed the sidewalks can be constructed in the proper location and grade.  
 
Drainage and Detention:  
The site topography shows one major drainage basin area for the property.  Generally, the site drains from the northwest 
corner of the development to the middle of the eastern property line where a large detention basin for the site is 
proposed. This particular draw is identified in the Comprehensive Plan as a riparian corridor.  The draw does not have 
any tree canopy generally associated with a riparian corridor. Additionally, the layout of the subdivision limits the 
development of the riparian corridor and attempts to preserve the majority of the corridor in common ground.  The layout 
of the subdivision incorporates a number of the recommendation of the charrette conducted on the subject property in 
2007 regarding environmental design.   
 
The developer’s engineer is also showing a detention basin in common ground between Lot 101 and Lot 104. Actual 
detention pond sizes, grading, pipe sizes, and inlets will be engineered for the final plat phase.  All drainage plans must 
be reviewed and approved by Public Works Department. 
 
Utilities: 
The developer will be tying into the City of O’Fallon water system with a connection of the water main to the 12” water 
line located on the south side of Milburn School Road.  Additionally, the annexation agreement for the property required 
the developer to construct a minimum 8” water line along Old Collinsville Road, with the city paying for the additional 
cost associated with upsizing the water main to a 12” line.  The developer will be utilizing the Caseyville Sewer District 
sanitary sewer system, tying the proposed subdivision into the existing sanitary sewer main along Milburn School Road. 
Electric and gas services are available to the site and owned by Ameren IP. Telephone and internet service is available 
through AT&T and cable and internet is available through Charter. 
 
Street Trees, Landscape Berms, and Buffers: 
The developer will install street trees in the 7-foot wide lawn between the curb and sidewalk every 50’ along the 
streets in the Augusta Greens and The Enclave at Augusta Greens subdivision. The city’s code requires there to be a 
30-foot area between the right-of-way off Old Collinsville Road and the rear lots of the homes.  The site provides for a 
vegetative buffer between the subdivision and Old Collinsville Road in an easement.   
 
Additionally, the development has a platted right-of-way for an extension of Savannah Hills Boulevard northward 
along the entire eastern property line of the Augusta Greens Subdivision.  The road will not be constructed until the 
adjacent property to the east is developed and ultimately may not run exactly along the property line. But an 
easement or outlot needs to be in place to accommodate a berm and landscaping. If ultimately an easement is 
chosen, the developer must deed restrict the property owners from constructing any facilities or structure (including 
fences) on a berm or easement 
 
Typically, the buffer is required to be located in common ground to ensure the berm and landscaping is permanently 
maintained by the Homeowners Association. The code does provide the City Council the ability to approve the berm 
and landscaping in an easement, if the buffer is subject to a permanent maintenance easement and shall not be 
counted in the calculation of minimum lot size required by the applicable zoning.  The easements shall be deed 
restricted to prevent adjacent property owners from constructing any facilities or structure (including fences) on a 
berm or easement.  However, the developer chooses to accommodate the required area for the berm and 
landscaping, a few lots along Old Collinsville Road and the eastern property line in Augusta Greens will need to get a 
little larger to accommodate the landscape berm area. 
 
Open Space: 
As detailed in Article 4 of Chapter 154 (Subdivisions), park lands are required to be constructed, or a fee in-lieu-of 
paid, whenever new residential subdivisions are constructed. While the subdivision is dedicating 15.51 acres of 
common ground the land does not qualify for dedication to the City for parkland.  Therefore, based on the average 
density of 2.83 persons per detached single-family unit, thus the 156 lots proposed in the subdivision has an 
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estimated population of 442 (156 x 2.83).  Therefore, the subdivision requires a total of 2.652 acres of park lands 
dedication. This is based on the 6 acres of park space per 1000 people. A fee of $135,252 (based on a construction 
cost of $51,000 for one acre of park land) will be required for the 2.652 acres of park space, totaling $867 per house 
permit.   
 
 
Criteria for considering the Planned Use application for The Enclave at Augusta Greens: 
Section 158.119 of Article 6 “Planned Uses” lists several criteria for evaluating planned uses. Evaluation of The Enclave 
at Augusta Greens project based on these factors is included under each criterion. 
1. The criteria governing the rezoning of the property and approval of site plans, as set forth in the standards and 

requirements found elsewhere in the zoning code or in other applicable law, 
The proposed project meets all applicable zoning standards, with the exceptions to the minimum lot size of 10,000 
square feet.  The Enclaves at Augusta Greens, while proposing reduced lot sizes still meets the density criteria of 
the SR-1B zone district based on the amount of common ground associated with the development.  The 
development will meet the intent of the setback of the SR-1B zone district through the distance between building 
pads.  Additionally, the building pad sites can still meet the intent of the lot coverage provisions through the amount 
of common ground proposed, even if the building pads are permitted to have lot coverages maximums set at 100%. 

2. The physical design of the proposed plan and the manner in which said design makes adequate provisions for 
public services, provides adequate control over vehicular traffic, provides for and protects designated common 
open space and park dedication, and furthers the amenities of light, air, recreation and visual enjoyment. 
The Enclave at Augusta Greens has been designed to make adequate provisions for public services, traffic and 
open space.  In addition to a Homeowners Association (HOA) for the long term maintenance of the common 
spaces, the developers have agreed to provisions to place an underlain Special Service Area (SSA) that could be 
implemented if the HOA were to become defunct.  

3. The relationship and compatibility of the proposed plan to adjacent properties and the surrounding neighborhood. 
The Enclave at Augusta Greens would be similar in design with the Windsor Creek subdivision to the northeast 
and less dense than the Savannah Hills subdivision to the south across Milburn School Road. 

4. The conformity with the standards and principles of the Comprehensive Plan and all other adopted regulations, 
including the Commercial Design Handbook dated July 6, 2009 and on file with the City Clerk. (Ord 3665; passed 
5-3-10) 
The proposal is consistent with the Comprehensive Plan and the while the Commercial Design Handbook is not 
applicable in this project, the developer has provided building elevations that are consist with single-family 
development across the city. 

5. The use(s) are designed, located and proposed to be operated so that the public health, safety and welfare will 
be protected. 
The proposed development is designed to be operated to protect the public health, safety and welfare. 

6. An identified community need exists for the proposed use. 
A community need exists for the proposed use.  Currently, there is not a development in the city that provides our 
citizens with a single-family residence with a maintenance-free lifestyle. 

7. The proposed use(s) will not impede the normal and orderly development and improvement of the surrounding 
property, nor impair the use, enjoyment, or value of neighboring properties. 
The development will not impede the normal and orderly development and use of the surrounding property, nor 
will it impair the use, enjoyment, or value of neighboring properties. 

8. The degree of harmony between the architectural quality of the proposed building and the surrounding 
neighborhood. 
The proposed building elevations are consistent with similar single-family development being constructed 
throughout the city.  

9. The appropriateness of the minimum dimensions and areas of lots and yards set forth in the applicable zoning 
district regulations. 
The proposed development will be required to meet the area-bulk requirements set forth in the SR-1B, Single-
family Residence Dwelling District, except for the reduction in minimum lot size of 10,000 square feet.  The 
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Enclaves at Augusta Greens will proposing smaller lot sizes to coincide with the building pad, the actual density 
is consistent with the SR-1B zone district. 

 
 
 
Conclusion and Recommendation 

A. Staff recommends approval of the Planned Use and Preliminary Plat for The Enclave at Augusta Greens with the 
following conditions: 

1. The lot size minimum shall be permitted at following standards: 
a. 2,400 square feet for 7 building pads,  
b. 2,800 square feet for 7 building pads, 
c. 3,000 square feet for 14 building pads,   
d. 3,500 square feet for 11 building pads,     

2. The setback of the building pads shall be 25 feet from the right-of-way lines, 15 feet between building pads 
in the typical side yard application and a minimum 50 feet between building pads in the typical rear yard 
application. 

3. The maximum lot coverage for the building pads shall be 100%. 
4. The developer must make provisions to place an underlain Special Service Area (SSA) that could be 

implemented if the HOA were to become defunct.  
5. For the Enclave there will be a $2,250 annexation fee per house permit ($87,750) and the park land 

dedication fee of $867 per house, ($33,813). 
 

B. Staff recommends approval of the Preliminary Plat for Augusta Greens with the following conditions: 
1. A variance to increase the maximum block length from 1,400 feet to 2,4000 feet. 
2. In lieu of constructing a sidewalk on Old Collinsville Road, the development shall provide a cost estimate for 

the cost of constructing the required sidewalk.  Once the cost estimate is reviewed and approved by the 
Public Works Department, the developer will provide the City with payment for the cost of construction for 
each phase associated with the requirement of a sidewalk along Old Collinsville Road. 

3. The sidewalk along Street #1, south of Street #2 must meet the Illinois Accessibility Code, which may require 
the width to be increased to 5 feet.  

4. The annexation agreement states an 8” water line must be constructed along Old Collinsville Road, if the 
City deems a 12” water line is appropriate, the City will pay for upsizing of the pipe to a 12” water line.  

5. Provide for an outlot for the berm and landscaping necessary along Old Collinsville Road and the eastern 
property line adjoining the right-of-way for the proposed extension of Savannah Hills Road.  Adjust the lot 
sizes to maintain the required 10,000 square foot minimum.  

6. The developer must make provisions to place an underlain Special Service Area (SSA) that could be 
implemented if the HOA were to become defunct.  

7. There will be a $2,250 annexation fee per house permit ($263,250) and the park land dedication fee of 867 
per house ($101,439)  

 
Attachments 

1. Project Applications, Narrative and Variance Request 
2. Zoning Map 
3. Surrounding Land Use Map 
4. Future Land Use Map 
5. Preliminary Plat for Augusta Greens 
6. Preliminary Plat for The Enclave at Augusta Greens 
7. Traffic Warrant Analysis 
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OVERALL DEVELOPMENT & GREEN SPACE PLAN

SCALE: 1" = 120', CONTOUR INTERVAL: 1'

IRPE 062-037441

EXP. DATE: 11/30/2017

PATRICK R. NETEMEYER

ENGINEER / SURVEYOR:

NETEMEYER ENGINEERING ASSOCIATES, INC.

3300 HIGHLINE ROAD

AVISTON, ILLINOIS  62216-1018

PH: 618-228-7816   FAX: 618-228-7900

SITE ADDRESS:

OLD COLLINSVILLE ROAD

O'FALLON, IL  62269

EXISTING ZONING:

SR-1B

BUILDING INFO:

117 LOTS

75' MINIMUM FRONTAGE AT BUILDING LINE

COVERAGE:

TOTAL AREA = 64.92 ACRES

AREA IN LOTS = 34.30 ACRES

AREA IN OUTLOT A = 11.20 ACRES

AREA IN OUTLOTS B-G = 9.93 ACRES

AREA IN R.O.W. = 9.19 ACRES

OWNER:

PROJECT

LOCATION

MSJB  INVESTEMENTS, LLC

774 SUNSET BLVD., SUITE 100

O'FALLON, ILLINOIS  62269

PH: 618-632-2500

GREEN SPACE CALCULATIONS:

DETACHED SINGLE FAMILY:

PERSONS/UNIT: 2.83

# OF LOTS: 117

TOTAL # OF PERSONS: 2.83*117=331

GREEN SPACE REQUIREMENT:

6 ACRES/1000 NEW RESIDENTS

# OF PERSONS: 331

GREENSPACE REQUIRED:

(331/1000)*6 = .331*6 = 1.99 ACRES

AREA IN OUTLOTS B-G = 8.89 ACRES
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TYPICAL SECTION (STREETS #2 TO #8)

IRPE 062-037441

EXP. DATE: 11/30/2017

PATRICK R. NETEMEYER

TYPICAL SECTION (STREET #1)

PROJECT

LOCATION

PROJECT

LOCATION

RIPRAP AND BEDDING DETAIL

FILTER FABRIC

I.D.O.T. BEDDING

I.D.O.T. RR4 RIPRAP

6" MIN. BEDDING THICK.

16" RIPRAP THICK.



OVERALL DEVELOPMENT & GREEN SPACE PLAN

SCALE: 1" = 60', CONTOUR INTERVAL: 1'

IRPE 062-037441

EXP. DATE: 11/30/2017

PATRICK R. NETEMEYER

ENGINEER / SURVEYOR:

NETEMEYER ENGINEERING ASSOCIATES, INC.

3300 HIGHLINE ROAD

AVISTON, ILLINOIS  62216-1018

PH: 618-228-7816   FAX: 618-228-7900

SITE ADDRESS:

OLD COLLINSVILLE ROAD

O'FALLON, IL  62269

EXISTING ZONING:

SR-1B

BUILDING INFO:

39 LOTS

COVERAGE:

TOTAL AREA = 11.20 ACRES

AREA IN LOTS = 2.67 ACRES

COMMONS AREA = 6.71 ACRES

AREA IN R.O.W. = 1.82 ACRES

OWNER:

PROJECT

LOCATION

INFINITY LAND GROUP

P.O. BOX 185

EDWARDSVILLE, ILLINOIS  62025

PH: 618-659-0217

GREEN SPACE CALCULATIONS:

DETACHED SINGLE FAMILY:

PERSONS/UNIT: 2.83

# OF LOTS: 39

TOTAL # OF PERSONS: 2.83*39=110

GREEN SPACE REQUIREMENT:

6 ACRES/1000 NEW RESIDENTS

# OF PERSONS: 110

GREENSPACE REQUIRED:

(110/1000)*6 = .331*6 = 0.66 ACRES

COMMONS AREA = 6.62 ACRES



OVERALL DEVELOPMENT & GREEN SPACE PLAN

SCALE: 1" = 60', CONTOUR INTERVAL: 1'

IRPE 062-037441

EXP. DATE: 11/30/2017

PATRICK R. NETEMEYER



IRPE 062-037441

EXP. DATE: 11/30/2017

PATRICK R. NETEMEYER

OVERALL DEVELOPMENT & GREEN SPACE PLAN

SCALE: 1" = 60', CONTOUR INTERVAL: 1'



TYPICAL SECTION STREET #9 & #1 (NORTH OF STREET #2)

TYPICAL SECTION STREET #1 (SOUTH OF STREET #2)

PROJECT

LOCATION

PROJECT

LOCATION

IRPE 062-037441

EXP. DATE: 11/30/2017

PATRICK R. NETEMEYER

RIPRAP AND BEDDING DETAIL

FILTER FABRIC

I.D.O.T. BEDDING

I.D.O.T. RR4 RIPRAP

6" MIN. BEDDING THICK.

16" RIPRAP THICK.
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Villas at Augusta Greens - Turnberry



REVISIONS:

PROJECT #

BTG DESIGN CONCEPTS/BLAKE T. GRAY  ASSUMES NO

LIABILITY FOR ANY HOMES CONSTRUCTED FROM

THIS PLAN & SHALL BE HELD HARMLESS FOR ANY

CLAIMS ARISING PRIOR TO, DURING, OR AFTER ANY

CONSTRUCTION. THE PURCHASER OF THIS PLAN SHALL

HAVE ALL DIMENSIONS, FRAMING AND COMPLIANCE

WITH ALL LOCAL BUILDING CODES & ORDINANCES

VERIFIED PRIOR TO START OF CONSTRUCTION.

PLOTTED:

AUG. 09, 2016

PLAN

FIRST FLOOR PLAN

SHEET:

BTG DESIGN CONCEPTS, INC.
WWW.BTGDESIGNS.COM

BLAKE@BTGDESIGNS.COM

(618) 520-7548

FRONT ELEVATION

SCALE: 1/4" = 1'-0"

OPT. SUITE 2 LAYOUT

SCALE: 1/4" = 1'-0"

Villas at Augusta Greens - Pinehurst



REVISIONS:

BTG DESIGN CONCEPTS/BLAKE T. GRAY  ASSUMES NO

LIABILITY FOR ANY HOMES CONSTRUCTED FROM

THIS PLAN & SHALL BE HELD HARMLESS FOR ANY

CLAIMS ARISING PRIOR TO, DURING, OR AFTER ANY

CONSTRUCTION. THE PURCHASER OF THIS PLAN SHALL

HAVE ALL DIMENSIONS, FRAMING AND COMPLIANCE

WITH ALL LOCAL BUILDING CODES & ORDINANCES

VERIFIED PRIOR TO START OF CONSTRUCTION.

PLOTTED:

JULY 15, 2016BTG DESIGN CONCEPTS
WWW.BTGDESIGNS.COM

BLAKE@BTGDESIGNS.COM

(618) 520-7548

FIRST FLOOR PLAN

FRONT ELEVATION

SCALE: 1/4" = 1'-0"

REAR ELEVATION

SCALE: 1/4" = 1'-0"

Villas at Augusta Greens - Cypress

Bedroom / office



REVISIONS:

PROJECT #15011

BTG DESIGN CONCEPTS/BLAKE T. GRAY  ASSUMES NO

LIABILITY FOR ANY HOMES CONSTRUCTED FROM

THIS PLAN & SHALL BE HELD HARMLESS FOR ANY

CLAIMS ARISING PRIOR TO, DURING, OR AFTER ANY

CONSTRUCTION. THE PURCHASER OF THIS PLAN SHALL

HAVE ALL DIMENSIONS, FRAMING AND COMPLIANCE

WITH ALL LOCAL BUILDING CODES & ORDINANCES

VERIFIED PRIOR TO START OF CONSTRUCTION.

PLOTTED:

PLAN

FIRST FLOOR PLAN

ELEVATION OPTION A

SCALE: 1/4" = 1'-0"

OPT. MASTER  BATH

SCALE: 1/4" = 1'-0"

ELEVATION OPTION B

SCALE: 1/4" = 1'-0"

ELEVATION OPTION E

SCALE: 1/4" = 1'-0"

ELEVATION OPTION C

SCALE: 1/4" = 1'-0"

ELEVATION OPTION D

SCALE: 1/4" = 1'-0"

* OPTIONAL 2 & 3 -CAR PLAN W/ ADDITIONAL SQUARE FOOTAGE

Villas at Augusta Greens - Andrews



REVISIONS:

PROJECT #15011

BTG DESIGN CONCEPTS/BLAKE T. GRAY  ASSUMES NO

LIABILITY FOR ANY HOMES CONSTRUCTED FROM

THIS PLAN & SHALL BE HELD HARMLESS FOR ANY

CLAIMS ARISING PRIOR TO, DURING, OR AFTER ANY

CONSTRUCTION. THE PURCHASER OF THIS PLAN SHALL

HAVE ALL DIMENSIONS, FRAMING AND COMPLIANCE

WITH ALL LOCAL BUILDING CODES & ORDINANCES

VERIFIED PRIOR TO START OF CONSTRUCTION.

PLOTTED:

BTG DESIGN CONCEPTS
WWW.BTGDESIGNS.COM

BLAKE@BTGDESIGNS.COM

(618) 520-7548

FIRST FLOOR PLAN

OPT. MASTER  BATH

SCALE: 1/4" = 1'-0"

ELEVATION OPTION D

SCALE: 1/8" = 1'-0"

ELEVATION OPTION A

SCALE: 1/4" = 1'-0"

ELEVATION OPTION C

SCALE: 1/8" = 1'-0"

OPT. FIRST FLOOR

ELEVATION OPTION B

SCALE: 1/8" = 1'-0"

DEC. 01, 2015

Villas at Augusta Greens - Oakmont

Bedroom / Office









ITE TRIP GENERATION 7TH EDITION:

SINGLE FAMILY DETACHED HOUSING(STREET #3):
SINGLE-FAMILY HOUSING: A.M. PEAK HOUR GENERATOR TABLE 210, PAGE 272: 0.77 30 23
SINGLE-FAMILY HOUSING: P.M. PEAK HOUR GENERATOR TABLE 210, PAGE 273: 1.02 30 31

SINGLE FAMILY DETACHED HOUSING(STREET #5):
SINGLE-FAMILY HOUSING: A.M. PEAK HOUR GENERATOR TABLE 210, PAGE 272: 0.77 70 54
SINGLE-FAMILY HOUSING: P.M. PEAK HOUR GENERATOR TABLE 210, PAGE 273: 1.02 70 71



CALCULATED NEW TRIPS CALCULATED NEW TRIPS
SINGLE FAMILY DETACHED HOUSING SINGLE FAMILY DETACHED HOUSING
(STREET #3): (STREET #5):

AM PEAK AM PEAK

NEW # # NEW # #
TRIPS ENTER EXIT TRIPS ENTER EXIT

26 74 26 74

23 6 17 54 14 40

CALCULATED NEW TRIPS CALCULATED NEW TRIPS
SINGLE FAMILY DETACHED HOUSING SINGLE FAMILY DETACHED HOUSING
(STREET #3): (STREET #5):

PM PEAK PM PEAK

NEW # # NEW # #
TRIPS ENTER EXIT TRIPS ENTER EXIT

64 36 64 36

31 20 11 71 45 26
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