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AGENDA 

COMMUNITY DEVELOPMENT COMMITTEE 
Monday, June 13, 2016 

 
5:30 PM 

 
Public Safety Building 

285 North Seven Hills Road 
 

 
I) Roll Call 
 
II) Approval of Minutes – May 9, 2016 
 
III) Items Requiring Council Action – Monday, June 20, 2016 

A. Fezziwig’s Redevelopment Agreement (1st Reading) 
B. Milburn Estates 1st Addition – Final Plat (1st Reading) 
C. Parkview Meadows – Phase 1 – Final Plat (1st Reading) 
D. Lincoln Park Villas – Planned Use (1st Reading) 
E. Text Amendment – Permitted Structures in the SR-3 Zone District (1st Reading) 

 
IV) Other Business – None 
 
NEXT MEETING: June 27, 2016 – 6:00 P.M. – Public Safety Building 
 
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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MINUTES 
COMMUNITY DEVELOPMENT COMMITTEE 

 6:00 PM Monday, May 9, 2016 

Minutes of a regular meeting of the Community Development Committee of the City of O'Fallon, held at the Public Safety 
Building, 285 N. Seven Hills Road, O’Fallon, Illinois. 

CALL TO ORDER: 6:25 PM 

I) Roll Call – Committee members: Jerry Albrecht, Gene McCoskey, David Cozad, Harlan Gerrish and Ray
Holden. Other Elected Officials Present: Mike Bennett, Matt Smallhear, Rich Meile, Kevin Hagerty, Herb Roach,
Robert Kueker and Ned Drolet. Staff: Walter Denton, Pam Funk, James Cavins, Grant Litteken, Ted Shekell and
Justin Randall. Visitors: Ron Zelms, Rick Reckamp, Craig Hubbard, Mark Hodapp and Charlie Pitts.

II) Approval of Minutes from Previous Meeting – All ayes. Motion carried.
III) Items Requiring Council Action

A. SEPA – Pre-Street Machine Nationals Cruise-In (Motion) – Justin Randall provided a brief overview of
the special event permit for Gateway Classic Cars on June 22nd.  The committee discussed the special
event permit and recommended approval of the special event with a vote of 5-0, with the recommended
staff conditions.

B. SEPA – Kloss Furniture Tent Sale (Motion) – Justin Randall provided a brief overview of the special
event permit for Kloss Furniture from June 8th to June 21st.  The committee discussed the special event
permit and recommended approval of the special event with a vote of 5-0, with the recommended staff
conditions.

C. Chapter 116 – Alcoholic Beverage Text Amendments (2nd Reading) – Justin Randall indicated there
were no changes from 1st Reading. 

D. Courage and Grace – Planned Use (2nd Reading) – Justin Randall indicated there were no changes from
1st Reading. 

E. Savannah Hills – 3rd Addition – Final Plat (2nd Reading) – Justin Randall indicated there were no
changes from 1st Reading. 

IV) Other Business – None

MEETING ADJOURNED: 6:30 PM 

NEXT MEETING: May 9 2016 – Public Safety Building 

Prepared by: Justin Randall, Senior City Planner 



Planning Commission                 Page 1 of 9 
Meeting Minutes – May 24, 2016 

I:\P & Z\ZONEFILE\PC and ZHO\Minutes\PC\2016\05-24-16.docx 

DRAFT MINUTES 
O’FALLON PLANNING COMMISSION 

May 24, 2016 
 

Chairman Jeff Baskett called the meeting to order at 6:01 p.m. in the City Council 
Chambers and led the Pledge of Allegiance. 
 
ATTENDANCE:  Debbie Arell-Martinez, present; Jeffrey Baskett, present; Patricia 
Cavins, present; Al Keeler, excused; Rebecca Pickett, present; Joe Rogers, present; Ray 
Rohr, present; Larry Sewell, excused. A quorum was declared present by Baskett.  
 
MINUTES:  Motion was made by Pickett and seconded by Arell-Martinez to approve the 
minutes of April 12, 2016 meeting.  All Ayes.  Motion carried. 
 
Baskett welcomed everyone and explained the role of the Planning Commission.  The 
Planning Commission members introduced themselves.  Also present were Community 
Development Director Ted Shekell and Senior City Planner Justin Randall.  Present in 
the audience was City Alderman Ray Holden, City Alderman Ned Drolet, City Alderman 
Kevin Hagarty, O’Fallon Library Board member Linda Gruchala, O’Fallon Library Director 
Molly Scanlan, Woodgate Subdivision residents Lois Ridenour, Bill Chapman, Susan 
Edelman, and Mary Drolet, petitioner Chad Hartle of RCH Development, Inc., and 
O’Fallon Police Captain Jim Cavins.  Baskett gave an overview of the process that would 
be followed for the evening.   
 
UNFINISHED BUSINESS:  None. 
 
PUBLIC HEARINGS: 
 
(P2016-03) –Zoning Amendment Subject to the Planned Development Ordinance 
from “B-1” Community Business District to “MR-2(P)” Planed Multi-Family 
Residence Dwelling District for “Lincoln Park Villas,” a 72-unit multi-family senior 
citizen community. Property is located at 1159 South Lincoln Ave., south of GCS 
Credit Union and the O’Fallon Public Library. The applicant is Chad artle, for RCH 
Development Inc. 
 
Public hearing was opened at 6:03 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: 
 
The development is a 72 unit senior living community. There will be 18 one-bedroom 
units and 54 two-bedroom units. This comes to approximately 11.3 units per acre and 
falls within the limits of 16 units per acre maximum allowed. The project will extend the 
access to Civic Plaza. It currently ends at the Public Library and GCS Credit Union. The 
road will connect the Library and GCS Credit Union, will be 32 feet wide, and have a 60 
foot right of way. There are currently water and sewer lines stubbed out, the proposed 
development will extend utilities. There will be four points of access to Civic Plaza. The 
proposed parking lot will contain 162 spaces, which is greater than the required 144 
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minimum parking spaces. The parking stalls will be 10 ft. x 19 ft., which meets code 
requirements, and drive aisles will be 24 feet wide. Sidewalks will be placed throughout 
along South Lincoln Ave. and Civic Plaza to provide pedestrian access. 
 
A detention pond is proposed for the northwest corner of the subject property. There is 
also an existing detention basin in the southeast corner that will be utilized as well. This 
existing detention basis was sized to accommodate future development. The developer 
will provide landscaping as required by the code. This development requires 0.72 acres 
of Park Land dedication. In lieu of land, the development will be assessed a Park Land 
dedication fee of $510 per unit. This fee is based on occupant load. 
 
Elevations were presented by Randall. The structure will include stone, brick, and Hardie 
Board. Randall indicated the design and materials are consistent with residential 
development throughout the city. Staff believes this development will not cause any 
adverse impact on neighboring property. 
 
Rohr asked about age restrictions for the proposed community. Randall stated there will 
be a 55+ age restriction. Rohr asked if, and how, the residences will be subsidized, such 
as Section 8 Housing. Randall referred to the developer for further clarification, and 
stated the developer has obtained IDHP financing. 
 
Baskett stated the age restriction is recorded on the deed to the property. He inquired 
that if the restriction needed to be removed would it need to go through the city. Shekell 
stated yes, and the financing of the development is tied to the age restriction. Shekell 
also stated this development must stay in single ownership to ensure consistent 
management. There will be a deed restriction for single ownership as well. 
 
Public comments were opened at 6:12 pm.     
 
Petitioner Chad Hartle was sworn in. Hartle introduced himself as the developer. He 
stated the 54 two-bedroom units will be 865 sq. ft., and rent for $670 per month. Hartle 
stated the average two-bedroom unit in O’Fallon rents for $936. The 18 one-bedroom 
units will be 750 sq. ft. and rent for $573 per month. Hartle stated the average one-
bedroom unit in O’Fallon rents for $840 per month. Hartle listed the facility amenities, 
including a club house with fitness equipment, a gathering room, full-time onsite property 
management, and a spare office to conduct events such as wellness screenings, tax 
preparation, and educational opportunities. 
 
Hartle further stated he has been developing senior housing for 26 years. Hartle has 
created 25 developments, the majority of which are senior housing, and has never sold a 
development. The proposed development will have recorded deed restrictions through 
the Illinois Housing Development Commission requiring Hartle to rent to seniors age 55 
and above. 
 
Hartle intends to work closely with the O’Fallon Public Library, especially for the adult 
education program. Completing Civic Drive will also benefit the Library. Hartle has been 
working with the Library to develop signage that will incorporate both the development 
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and the Library. He further stated the proximity to the post office, banks, grocery stores, 
hospital, and other surrounding services make the proposed site desirable.  
 
Hartle stated the proposed development will use Universal Design, including wide 
hallways and other safety measures as well as using energy efficient building practices, 
such as geothermal energy and heat pumps if the budget allows. The units will be rated 
and certified by the National Association of Home Builders as well as by the International 
Code Council. Hartle referenced a development he owns in Troy, Missouri, stating it is 
illuminated with 100% LED lights. 
 
Hartle stated the current zoning of the subject property would allow for his development, 
however staff recommended rezoning to protect nearby residents to the east and west 
from any future business use. Hartle explained he will continue to own this development 
and there will be an investor who purchases the tax credits.  
 
Hartle reiterated the intent of the development is to provide a place for seniors to live 
independently for many years. He stated the typical resident is a widow or widower that 
cannot, or does not want to, care for their home any longer. Hartle cited the average 
utility bills for his current developments as $38 per month for a one-bedroom unit and $58 
per month for a two-bedroom unit. Hartle compared these averages to the average rate 
of $100 - $150 per month for traditional apartments. The proposed development units will 
be all electric, the resident will pay electric bill. At this time Hartle was unsure who will be 
responsible for the water bill.  
 
Rohr asked for locations of Hartle’s previous developments and Hartle provided various 
locations. 
 
Rohr asked Hartle if the proposed development is the first he has completed in Illinois. 
Hartle stated he completed an affordable housing development in the early 1990’s. He 
further stated it was a rural development program. Hartle explained at that time the 
program was administered by the Federal Government, however it has since shifted to 
the state level. 
 
Rohr inquired about the rent discounts available due to the funding. Hartle stated the 
process to receive tax credits for these types of developments is very competitive. This 
year the State of Illinois awarded tax credits to 11 out of approximately 50 applicants, 
with the proposed development being the furthest south in the state to receive approval.  
 
Hartle explained the neighbor notification process required for Planned Use 
developments, stating he sent the required notices along with an additional introductory 
notice describing the nature of the proposed development and providing his personal cell 
phone number.  
 
Hartle emphasized his pride in his existing developments, describing improvements he 
has made to his early developments using tax credits to make those units more energy 
efficient and accessible.  
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Rohr asked how the developer plans to keep non-senior family members from moving in 
to the development. Hartle described the occupancy standards and stated any occupants 
must have a familial relationship. Hartle further stated this is not an issue in any of his 
other developments. The rules, regulations, and management is strict; disturbances are 
grounds for lease termination and eviction.  
 
Rohr stated the rent rates are very attractive and is concerned families will move in due 
to the rate and the development will not remain a senior community.  
 
Baskett asked if Hartle has seen similar rate spreads between senior developments 
versus traditional apartment housing in other markets. 
 
Hartle stated the gap is actually larger in Missouri because there is an additional state 
housing tax credit. The stated the average rate of his one-bedroom unit in Missouri is 
$390 per month and is nearly half the traditional apartment rate. 
 
Baskett asked if Hartle experiences the afore mentioned concerns in the Missouri 
developments. Hartle stated he does not. Hartle further explained their occupancy 
standards require that a visitor can stay for no more than 14 days. If anyone moves in 
that is not on the lease, or has a visitor for more than 14 days, it is grounds for eviction. 
There are safeguards built in to protect the development and residents while abiding by 
the law. Hartle reiterated the aforementioned concerns have not been an issue and 
invited anyone to visit their existing developments.  
 
Hartle stated the typical resident has one car or less, and does not believe all the 
required parking spaces will be utilized. Hartle went on to discuss the Walk Score rating, 
stating that typical communities south of Chicago have a Walk Score of 30 – 35. Lincoln 
Avenue in O’Fallon has a walk score of 84.  
 
Susan Edelmann, a resident of Woodgate, was sworn in. Edelmann stated the 
businesses surrounding this development are near a very busy intersection, which may 
pose a danger to the residents of this development. Edelmann also stated she believes 
the area of the proposed development is a “growth corridor” and this development is not 
the best use of the land. Edelmann recommended medical office use and expressed 
concerns about low income housing deteriorating the city. 
 
Bill Chapman, resident and board member of Woodgate, was sworn in. Chapman asked 
if the development will be Section 8 Housing. Hartle stated it will not be, and it cannot be, 
Section 8. Chapman expressed concerns about rent rates being too low and families with 
teenagers moving in to the development. Chapman asked how close the proposed 
building will be to the property line. Hartle requested the site plan be displayed again. 
Baskett stated the drawing shows a 10 foot setback. Shekell stated there is a 10 foot 
easement and the proposed building is right next to the easement. Shekell stated the city 
would like to see more room because the concrete patio pads will actually be located in 
the utility easement. If the city needed to access the easement the patios may need to be 
excavated. Hartle stated he would work to see if more room could be made. Shekell 
stated the typical rear setback is 25 feet. While this area is technically considered a side 
yard, for practical purposes, this area is the back.  
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Hartle stated they have been working very hard to address the drainage on the west side 
of the site. The front third drains forward on to Lincoln Ave., the back two-thirds drains to 
the south-west corner, however the majority drains to the detention basin. Shekell stated 
they would further discuss the setback, saying 25 feet would be best, 20 feet would be 
acceptable. Hartle stated he would like relief on the setback from Civic Plaza. This relief 
would allow him to adjust the rear setback.  
 
Chapman asked for details regarding where the detention pond drains. Shekell provided 
details. Chapman stated the Woodgate neighborhood’s main concern is drainage. 
Shekell stated that if water runoff is coming from the subject property, the development of 
the site will alleviate the problem. Shekell cited the development of Rasp Farms. 
Previously water ran off from Interstate 64, on to the vacant farmland, and into adjoining 
properties. The proposed development will be obligated by city and state law to address 
drainage problems on the subject property, which should help Woodgate.  
 
Chapman again stated concern about the property line setback. Shekell said the city 
would like to see at least 20 feet. 
 
Chapman asked if the trees along the fence line would be removed. Hartle stated he 
must remove them in order to alleviate the drainage. Shekell asked if Hartle will be 
adding a ditch. Hartle stated plan A is to create a swale and direct toward the detention 
pond. Plan B is an open concrete trough. Plan C is to create a swale in the parking lot or 
possibly a bio-detention area. 
 
Shekell asked about plan for roof drains. Hartle explained the impact of adding 
impervious surfaces to a previously vacant land and basic principles for remediating it. 
Chapman mentioned drainage issues in Woodgate caused by traditional downspouts. 
Hartle suggested a joint venture between both Woodgate and himself to reshape the land 
to improve drainage for both parties. Chapman invited Hartle to visit Woodgate. 
 
Hartle restated the low rent concern, stating that if he could reduce his rent $100 or $200 
he would, because he knows it works and his tenants appreciate it.  
 
Chapman stated the area’s cost of living has gone down and he has seen vandalism 
along the fence line. Hartle invited Chapman and Woodgate to visit any of his other 
developments. Hartle described the tenant screening process, including background 
checks and landlord references.  
 
Shekell mentioned the Crime Free Rental Housing Program and how the City helps to 
keep multifamily housing clean, safe, and sustainable. 
 
Hartle described several developments he owns in Cape Girardeau. Hartle stated Cape 
Girardeau was experiencing some issues with rental housing and the mayor at the time 
asked Hartle to put on a landlord seminar which had 200 people in attendance. Hartle 
listed several mayors in Cape Girardeau and surrounding communities that could serve 
as references for the quality of his property management.  
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Baskett thanked Hartle for the information and asked that the focus of the discussion 
remain on the project at hand.  
 
Chapman asked if there will be a privacy fence on the development along the side 
adjacent to the library. Hartle stated he believed there will be a berm. Randall confirmed 
there is a fence on the plans. Shekell mentioned concerns about headlights shining in the 
units. 
 
Shekell introduced Molly Scanlan, O’Fallon Public Library Director. Shekell discussed the 
possibility of joint signage for the library and the proposed development. Scanlan stated 
that there is only one access point in and out of the library, and it is becoming 
increasingly dangerous. Scanlan said the Library needs a second access point. Shekell 
said the second entrance and exit point will be helpful as will the additional signage. 
Scanlan stated there is a need for a crosswalk as well. 
 
Kevin Hagarty, Ward 3 Alderman, was sworn in. Hagarty asked Shekell and Randall to 
describe the future plans for Lincoln Ave. due to the increased traffic and upcoming 
developments. Shekell stated there will be a turn lane at Garden Salon and Rasp Farm. 
There will also be a traffic signal on Lincoln to serve Rasp Farm and the dental clinic on 
the west side of Lincoln. This will provide periodic breaks which should make it easier for 
pedestrians and vehicles crossing Lincoln. Shekell agreed a crosswalk should be looked 
in to. 
 
Edelmann asked if the development was placed far enough back so that Lincoln Ave. 
could be widened in the future. Baskett stated the development is set back 50 feet. 
 
Chapman asked for clarification on the entrance. Shekell described where it would be. 
 
Baskett asked if this development required a traffic study. Shekell stated it was not 
necessary for this development. If this project were a business development it would 
likely have higher traffic volume. 
 
Ned Drolet, Ward 6 Alderman, was sworn in. Drolet described various projects that had 
been proposed for the subject property in the past and stated he did not believe the 
proposed project was the best use of the property. Drolet stated he was also extremely 
concerned with drainage, and expressed hope that the proposed development will relieve 
some of the current problems. 
 
Molly Scanlan, O’Fallon Public Library Director, was sworn in. Scanlan expressed 
support for the project. Scanlan stated that rental communities are more about the 
management quality than the price. 
 
Public comments were closed at 7:07 pm. 
 
Staff Recommendation: 
 
Randall read over the Staff Recommendation as follows: 
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Staff recommends approval of the project with the following conditions. A park land 
dedication fee of $510.00 per unit, totaling $36,720.00, is required in lieu of land, a 
revised landscaping plan is required to include street trees and fencing, and the final plat 
must have deed restrictions that limit the age to 55 years and older as well as restrictions 
prohibiting the sale of individual buildings or lots. 
 
Baskett stated that the Planning Commission should also take in to account the change 
to the side setback when making their recommendation to City Council. Baskett asked 
Shekell for a recommended measurement. Shekell stated 20 feet minimum for utilities 
and drainage. Randall mentioned that some allowances may need to be made along 
Civic Plaza if the minimum side setback requirement is changed. Shekell stated it will be 
worked out with the engineer.  
 
Motion was made by Rogers to approve the Staff Recommendation with amendment to 
20 foot setback and seconded by Pickett. 
 
ROLL CALL:  Arell-Martinez, aye; Cavins, aye; Pickett, aye; Rogers, aye; Rohr, nay; 
Baskett, aye. Motion to approve with amendment to setback and Staff’s conditions 
passed.     
 
The project moves to Community Development on June 13, 2016 at 6 pm.  The public 
hearing was closed at 7:11 pm. 
 
(P2016-04) – Text amendment to Title XV Land Use, Chapter 158 – Zoning Code of 
Ordinances regarding permitted principal structures in the SR-3, Single-Family 
Residence Dwelling District. 
 
Public Hearing was opened at 7:12 pm. Randall described the principal structures 
currently permitted under SR-3 zoning classification and the general locations of SR-3 
zoning within the City. There are four basic building types including conventional stick 
built, prefabricated, modular with permanent foundations, and manufactured homes. Both 
modular and manufactured require approval from the State of Illinois. SR-3 allows for 
stick built, prefabricated, and modular homes. Randall stated this has not been an issue 
in the past, and often modular homes look just like stick built homes. 
 
Randall presented a recent modular home placed in the downtown area that has a side 
entry and does not match the general character of the surrounding homes. The structure 
was permitted under the current SR-3 zoning and the City had no recourse to deny the 
permit. Staff worked with property owner for weeks to persuade them to choose a 
different style home or construction, but was not successful. Randall said rather than 
make exceptions it was simpler to prohibit them. 
 
Shekell agreed that it is easier to prohibit, and Staff received many complaints on the 
aforementioned building. He described modular homes, stating they are delivered in two 
pieces and have a seal on the electrical box from the Illinois Department of Public Health. 
They are similar to manufactured homes in this respect. Shekell stated the 
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aforementioned home was not inexpensive, it is just out of character with all other 
adjacent homes.  
 
Pickett asked if there is any reference in the code to dictate the orientation of the home. 
 
Shekell discussed the various inconsistencies of this home compared with the 
neighboring properties, citing the side entrance and low roof pitch. Shekell went on to 
describe the potential problems that could arise if this style of home continues to be 
permitted in the SR-3 district. Modular homes will continue to be permitted in the Mobile 
Home Districts as well as the Multi-Family Districts. 
 
Rohr inquired about home orientation, asking if a traditional stick built home could be 
oriented this same way as the subject modular home. Rohr stated prohibiting modular 
homes is irrelevant if stick built homes can be built the same way. Shekell cited a 
previous situation that was similar with stick built homes. A moratorium had been placed 
to prevent those homes from being built, however the moratorium has expired. 
 
Randall stated the subject property only became a problem due to the size of the lot. It 
the home were stick built, it would have been a typical shotgun style home, but due to 
this home being modular, it could not fit any other way. 
 
Cavins asked for clarification as to where the front door faces. Randall showed the 
location and stated the front door of the subject home faces a home that is occupied by a 
familial relation. 
 
Staff Recommendation: 
 
Randall read over the Staff Recommendation as follows: 
 
Staff recommends adopting the text amendment to prohibit a modular building structure 
in the SR-3 zone district. 
 
Shekell stated Pickett has a good point regarding the home orientation. 
 
Rohr asked how someone could propose a development with modular homes in the 
future. Shekell stated they would need to rezone the property for mobile homes. Shekell 
went on to describe the construction of modular homes. Randall cited Southview 
Gardens is a subdivision of all prefabricated homes.  
 
Motion was made by Pickett and seconded by Arell-Martinez to approve the Staff’s 
Recommendation as written. 
 
ROLL CALL:  Arell-Martinez, aye; Cavins, aye; Pickett, aye; Rogers, aye; Rohr, aye; 
Baskett, aye. All Ayes. Motion to approve passed. 
 
This text amendment moves to Community Development on June 13th, 2016 at 6:00 pm.  
 
The public hearing was closed at 7:27 pm. 
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REPORTS OF STANDING AND SPECIAL COMMITTEES:  None. 
  
REPORTS AND COMMUNICATION:   
Randall announced that there the next meeting is scheduled for June 14, 2016. There 
should be a public hearing for First United Methodist Church to expand their parking lot 
and an annexation for a Boat and RV storage facility on East Highway 50. 
 
Shekell mentioned TownePlace Suites will begin this summer behind Bella Milano. The 
Developer is Brad McMillin.  
 
Randall stated McMillin has entered in to a contract with the City for Old City Hall. 
 
ADJOURNMENT:   
 
Motion was made by Rohr and seconded by Arell-Martinez to adjourn.  All ayes.  Motion 
carried.  The meeting was adjourned at 7:34 pm. 
 
Respectfully submitted, 
 
____________________________ 
Jessica Short, Transcriptionist 
 
 
__________________________________ 
Minutes approved by Planning Commission 
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M E M O R A N D U M 

TO: Community Development Committee 
FROM: Ted Shekell, Director of Community Development 
DATE: June 13, 2016 
SUBJECT: Redevelopment Agreement for Fezziwig’s/Metro Inflatables, LLC 

Summary:  Attached is the proposed TIF redevelopment agreement for 225 West First Street.  
The property is owned by Greg Muren of Metro Inflatables, LLC and the tenant is Fezziwig’s 
Marketplace. Fezziwig’s was looking for new locations for their business while the City of 
O’Fallon was in the process of creating the new Central City TIF district. At the time, they 
inquired about receiving financial assistance from the TIF district and they were told their project 
would be eligible, pending the creation of the TIF district and City Council approval of their 
agreement. As this is the first TIF redevelopment agreement in the Central City TIF district, it 
took some time for both parties to get the agreement in place. It provides for 75% of increment 
generated by the property to be returned to the property owner. The property owner must then 
provide proof that Fezziwig’s is reimbursed for the percentage of the improvements they paid 
for. 



1 
 

REDEVELOPMENT AGREEMENT 
 

 This Redevelopment Agreement (including the Exhibits) (“Agreement”) is entered into on 
the date and by execution shown hereafter, by and between the City of O’Fallon, Illinois, an Illinois 
Municipal Corporation, (hereinafter referred to as “City”) and Metro Inflatables, LLC, an Illinois 
corporation doing business under the assumed name Metro Inflatables, LLC (hereinafter 
collectively referred to as “the Developer”). 
 

PREAMBLE 
 

 WHEREAS, the municipality has the authority to promote health safety and welfare, 
including to prevent the spread of blight and deterioration and inadequate public facilities by 
promoting the development of and private investment in industry, business and housing and 
enhancing the marketability of real property, thereby increasing the tax base of the municipality 
and reducing unemployment; and  
 

WHEREAS, the Developer owns the following described real estate located in the City of 
O’Fallon, St. Clair County (the “Property”) on which is situated a certain building: 
 
Parcels consisting of parts of Lot 10 and Lot 11 of O’Fallon Original Town, City of O’Fallon, St. 
Clair County, Illinois, described as follows: 
 
Permanent Parcel Nos. 04-30.0-403-005, 04-30.0-403-006, and 04-30.0-403-007; 
 

WHEREAS, the City desires to encourage the Developer to renovate the existing building 
for a retail business in the City of O’Fallon (which renovation is hereinafter referred to as the 
“Project”); and 
 
 WHEREAS, pursuant to the Tax Increment Allocation Redevelopment Act, 65 ILCS 5/11-
74.4 et seq., as amended (the “TIF Act”), the City has the authority to provide incentives to owners 
or prospective owners of real property to redevelop, rehabilitate and/or upgrade such property by 
reimbursing the owner for certain costs from the resulting increases in real estate tax revenues; and  
 
 WHEREAS, on June 1, 2015, recognizing the need to foster the development, expansion 
and revitalization of certain real properties, which are vacant, underutilized or obsolete or a 
combination thereof, a City approved a Tax Increment Redevelopment Plan, designated a 
Redevelopment Area and adopted Tax Increment Financing as provided under the TIF Act 
(“Central City TIF District”); and 
 
 WHEREAS, the Developer’s proposed project is consistent with the Central City TIF 
District Redevelopment Plan for the Redevelopment Project Area (the “Redevelopment Plan”) and 
further conforms to the land uses of the City as adopted; and  
 
 WHEREAS, pursuant to Section 5/11-74.4-4(b) of the TIF Act, the City may make and 
enter into all contracts with property owners, developers, tenants, over lapping taxing bodies, and 
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others necessary or incidental to the implementation and furtherance of the Redevelopment Plan; 
and 
 
 WHEREAS, pursuant to section 5/11-74.4-4(j) of the TIF Act, the City may incur Project 
Redevelopment Costs and reimburse developers who incurred redevelopment project costs 
authorized by a Redevelopment Agreement and further defined in Section 5/11-74.4-3(q) of the 
TIF Act including those Estimated TIF Eligible Project Cost as herein listed in the attached Exhibit 
“A” of this Redevelopment Agreement; and 
 
 WHEREAS, the Developer has informed the City, and the City hereby specifically finds, that 
without the financial support that may be provided pursuant to the TIF Act to reimburse some of the 
Project costs, the Project is not financially feasible and the Project will not move forward; and 
  
 WHEREAS, financing the construction of the renovated retail building is consistent with 
the objectives of the City’s Comprehensive Plan; and 
 
 WHEREAS, the parties acknowledge the City, in extending incentives for this Project, is 
relying on the representations of the Developer contained herein to substantially complete the 
Project as set forth herein. 
 
 NOW, THEREFORE, in consideration of the premises and agreements set forth below, 
the parties, for and in consideration of the representations relative to the proposed improvements 
of said real property owned by the Developer, hereby agree as follows: 
 
 Section 1. Incorporation of Recitals. The Parties agree that all of the recitals contained 
in the Preambles to this Agreement are true and correct, and said recitals are hereby incorporated 
into the Agreement as though they were fully set forth in this Section 1. 
 
 Section 2. Contingency. The performance of the Developer set forth in this agreement is 
premised on the Developer receiving timely approval by the City Council of all planning approvals 
required to accommodate the Concept Plan, including uses requested by the Developer for the 
Developer’s Development Project and the timely review and issuance by the City of all 
Governmental Approvals within its control.  Performance hereunder is also premised on the receipt 
by the Developer, with a copy to the City, of an opinion of the City Attorney as to the validity and 
enforceability under Illinois law of this Agreement. 
 
 Section 3. Obligations/Representations of the Developer.   

a. Upon the approval by the City of the Development Agreement, the Developer shall 
proceed with the Project as described above. The Project shall be substantially complete 
within one (1) year of the date of execution of this Development Agreement. 
 

b. The Developer represents and warrants that it has sufficient funds or financing as 
necessary to construct the Project. 

 
c. The Developer shall at all times undertake the Developer’s Development Project, 

including any related activities in connection therewith, in conformance with this 
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Agreement, all applicable federal and state laws, rules and regulations and all City 
Codes. To the extent that the construction of the Developer’s Development Project 
under this Agreement is a “public work” within the meaning of the Prevailing Wage 
Act of the State of Illinois (820 ILCS 130/0.01 et seq., the “PW Act”), the Developer 
shall assume the risk of compliance with the PW Act. The PW Act requires 
contractors and subcontractors performing work on behalf of Developer on the public 
works portion of the Developer’s Development Project to pay laborers, workers and 
mechanics no less than the current “prevailing rate of wages” (hourly cash wages plus 
fringe benefits) in the county where the work is performed. IDOL publishes the 
prevailing wage rates on its website at http://labor.illinois.gov/. IDOL revises the 
prevailing wage rates and any contractor/subcontractor on the Project has an 
obligation to check the IDOL’s website for revisions to the prevailing wage rates. The 
Developer shall require all contractors and subcontractors performing such work on 
the Developer’s Development Project to comply with all requirements of the PW Act, 
including, but not limited to, all wage requirements and all notice, record keeping and 
monthly filing duties. Any agreement of the Developer related to the Developer’s 
Development Project with any contractor or subcontractor shall, to the extent 
applicable, contain provisions substantially similar to those required of the Developer 
under this Agreement. 
 

d. Within fifteen (15) days of receipt of the TIF reimbursement from the City, Developer 
shall provide proof that Fezziwig’s has been reimbursed for its project costs in an 
amount no less than 89% of what the Developer receives from the City through this 
Agreement. 
 

 Section 4. Obligation of the City. In consideration of the Developer’s undertaking of the 
Project, including the incurring of Reimbursable Redevelopment Project Costs under the 
Redevelopment Plan, the City hereby pledges and agrees to apply the Incremental Property 
Taxes generated from Project and deposited into the Special Tax Allocation Fund in accordance 
with this Agreement to pay Reimbursable Project Costs incurred by the Developer, subject to the 
following:  
 

a. The City will reimburse 75% of the incremental EAV generated by the development of 
this Property until the expiration of this TIF District on June 1, 2038, or until the 
maximum funding amount is reached, whichever comes first. The developer must 
supply proof of tax payments, showing the EAV each year. 

    
b. Eligible Costs City will consider – 

   
Land Acquisition, Renovation of Existing Building, Site Improvements, Legal, 
Architectural & Engineering Fees 

    
   Total Estimated Eligible Costs $113,170.12 
 

c. The Developer shall submit to the City’s Director of Finance a request for payment 
consisting of a sworn written statement setting forth the amount of costs incurred by 
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the Developer for completion of the Project. Each Request shall be accompanied by 
such bills, invoices, lien waivers or other evidence as the City may reasonably require 
for documenting the Developer’s costs incurred for the Project. These Requests shall 
be submitted after January 1st of each year until the total eligible cost tallies to at least 
$113,170.12. The Developer may continue to provide Requests until all Project costs 
have been incurred and the Project is completed. 
 

d. The City’s finance director (or designee as the case may be), shall approve or 
disapprove a request for payment by written notice to the Developer within 30 days 
after receipt of the request. Approval of a request will not be unreasonably withheld. If 
a request is disapproved, the reasons for disapproval will be set forth in writing; and 
the Developer shall resubmit the request with such additional information as may be 
required, and the same procedures as set forth herein for the initial submission shall 
apply for such resubmittals. 

 
e. Reimbursement of approved Project costs shall be made annually within sixty days 

upon receipt from the County of the property tax proceeds for the applicable tax year. 
Approved Project costs shall only be reimbursed to the extent that tax increment is 
generated by the Property and if there are monies available for such purpose. To the 
extent money is not available to reimburse the Developer for approved Project costs, 
such costs shall be reimbursed in subsequent years. 

 
f. The City and the Developer acknowledge that the determination of the qualification of 

Eligible Redevelopment Project Costs, the TIF Area and the Redevelopment Plan and 
Project and, therefore, qualification for payment and/or reimbursement under this 
Agreement are subject to changes made by amendments to the TIF Act, administrative 
rules and judicial interpretations during the term of this Agreement. The City has no 
obligation to the Developer to attempt to modify those decisions but will assist the 
Developer as to obtaining approval of Eligible Redevelopment Project Cost. The 
Developer assumes all risk related to qualification of Eligible Redevelopment Project 
Cost, the Area and the Redevelopment Plan and Project or the Development Project.  

 
g. Except as otherwise expressly provided herein, the City shall not be obligated to make 

any payments to any person other than the Developer, nor shall the City obligated to 
pay any contractor, sub-contractor, mechanic, material man providing services or 
materials to the Developer for or in respect of the Development Project. 

 
h. Prior to making an annual payment to the Developer for reimbursement of approved 

redevelopment project costs, the Developer shall provide evidence that the latest real 
property tax bill for the Property for the applicable tax year has been paid in full. 

 
i. The City’s Finance Department shall maintain an account of all payment Developer 

under this Agreement and may set up sub-accounts to track the tax increment, and 
payments made to the Developer for this Property.  
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j. THE CITY’S OBLIGATIONS TO REIMBURSE THE DEVELOPER UNDER THIS 
AGREEMENT IS A LIMITED OBLIGATION PAYABLE SOLELY FROM 
INCREMENTAL TAXES GENERATED BY THE PROJECT ON THE PROPERTY 
AND DEPOSITED IN THE CITY’S FUNDS FROM TIME TO TIME AND SHALL 
NOT BE A GENERAL OBLIGATION OF THE CITY OR SECURED BY THE FULL 
FAITH AND CREDIT OF THE CITY. 

 
k. The City’s obligations to reimburse the Developer for eligible TIF Project Costs, 

pursuant to Section 4 of this agreement, shall terminate upon the occurrence of any of 
the following:  

 
1. Developer’s voluntary or involuntary bankruptcy; 
2. Fezziwig’s voluntary or involuntary closure of its business; 
3. Substantial change in the nature of the Fezziwig’s business without the City’s prior 

written approval; 
4. Sale of the Developer’s building without the City’s prior written approval; 
5. Sale of Fezziwig’s business without the City’s prior written approval; or  
6. Relocation of Fezziwig’s business. 

 
l. The failure of the Developer to provide any information required in this Agreement 

shall be considered a material breach of this Agreement and shall be sufficient cause 
for the City to deny payments under this Agreement to or in respect of the Developer, 
which payments are expressly conditioned upon the receipt of such information.  

    
Section 5. Indemnification. The Developer shall indemnify and hold harmless the City, 

its agents, officers and employees against all injuries, deaths, losses, damages, claims, suits, 
liabilities, judgments, costs and expenses (including any liabilities, judgments, costs and expenses 
and reasonable attorney’s fees) which may arise directly or indirectly from acts or omissions in 
connection with the Development Project, the Development Area and this Agreement, whether or 
not a lawsuit is filed. The Developer shall, at its own cost and expense, appear, defend and pay all 
charges of attorneys, costs and other expenses arising therefrom or incurred in connection 
therewith. If any judgment shall be rendered against the City, its agents, officers, officials or 
employees in any such action, the Developer shall, at its own expense, satisfy and discharge the 
same. This paragraph shall not apply, and the Developer shall have no obligation whatsoever, with 
respect to any acts of negligence or reckless or willful misconduct on the part of the City or any of 
its officers, agents, employees or contractors. 
 

In no way limiting the foregoing, the Developer shall also indemnify and hold harmless 
the City, its agents, officers and employees against all damages, claims, suits, liabilities, 
judgments, fines, penalties, costs and expenses (including reasonable attorney’s fees) which may 
arise directly or indirectly from any violation of the Illinois Prevailing wage Act, 820 ILCS 
130/0.01 et. seq., in connection with the Project. 

 
Section 6. Default and Remedies. Except as otherwise provided in this Agreement, in the 

event of any default in or breach of any term or conditions of this Agreement by either party or 
any successor or assign, the defaulting or breaching party (or successor or assign) shall, upon 
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written notice from the other party, proceed immediately to cure or remedy such default or breach 
as follows: (a) in the event of a nonmonetary default, within thirty (30) days after receipt of notice, 
commence to cure or remedy such default, and (b) in the event of a monetary default, within ten 
(10) days after receipt of notice, commence to cure or remedy such default. In case such cure or 
remedy is not taken or not diligently pursued, or the default or breach shall not be cured or 
remedied within a reasonable time, the aggrieved party may institute such proceedings as may be 
necessary or desirable in its opinion to cure and remedy such default or breach, including without 
limitation proceedings to compel specific performance by the defaulting or breaching party. If 
either party shall prevail in any court proceeding to enforce any term, covenant or condition hereof, 
the non-prevailing party shall reimburse the prevailing party its costs and reasonable attorneys’ 
fees on account of such proceeding. 

 
Section 7. Termination. In the event that the Developer does not commence construction 

of the addition within six (6) months of the execution of this Agreement, the City may terminate 
this Agreement. If the City terminates this Agreement in accordance with this paragraph, 
Developer shall not be entitled to any financial assistance from the City. 

 
In the event that the Project is not substantially completed within one (1) year after the 

execution of this Agreement, the City may terminate this Agreement. If the City terminates this 
Agreement in accordance with this paragraph, Developer shall not be entitled to any further 
financial assistance from the City. In addition, if the Developer fails to complete the Project, the 
Developer shall reimburse the City for any monies it received pursuant to this Agreement 

 
Section 8. Assignment. This Agreement may not be assigned by the Developer without 

prior written approval of the City, which shall not be unreasonably withheld. 
 
Section 9. Partial Invalidity. If any section, subsection, term or provision of this 

Agreement or the application thereof to any party or circumstance shall, to any extent, be invalid 
or unenforceable, the remainder of said section, subsection, term or provision of this Agreement 
or the application of the same to parties or circumstances other than those to which it is held invalid 
or unenforceable, shall not be affected thereby. 

 
Section 10. Waiver. Any party to this agreement may elect to waive any remedy it may 

have hereunder, provided that no such waiver shall be deemed to exist unless the party waiving 
such right or remedy, does so in writing. No such waiver shall obligate such party to wave any 
other right or remedy hereunder, or shall be deemed to constitute a waiver of other rights and 
remedies hereunder, or shall be deemed to constitute a waiver of other rights and remedies pursuant 
to this Agreement.  

 
Section 11. Severability. If any section, sub-section, term or provision of this Agreement 

or the application thereof to any party or circumstance shall, to any extent, be invalid or 
unenforceable, the remainder of such section, sub-section, term or provision of this Agreement or 
the application of same, to parties or circumstance other than those to which it is held invalid or 
unenforceable, shall not be affected thereby.  
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Section 12. Conflict of Interest. No member of the Corporate Authorities, the Joint 
Review Board, or any branch of the City’s government who has any power of review or approval 
of any of Developer’s undertakings, or of the City’s contracting for goods or services for the 
Property, shall participate in any decisions relating thereto which affect that member’s personal 
interests or the interests of any corporation or partnership in which that member is directly or 
indirectly interested. As provided in the TIF Act, any person having such interest shall 
immediately, upon knowledge of such possible conflict, disclose, in writing, to the City Council 
the nature of such interest and seek a determination by the City Council with respect to such 
interest and, in the meantime, shall not participate in any actions or discussions relating to the 
activities herein proscribed. 
 
  Section 13. Force Majeure. The time the Developer is to perform any act under this 
Agreement shall be extended by a period of time equal to the number of days during which 
performance of such act is delayed by strikes, lockouts, acts of God, failure or inability to secure 
materials or labor in a timely fashion or any other cause beyond the reasonable control of the 
Developer.  
 
 Section 14. Agreement Binding on Successors. This Agreement shall be binding on the 
Developer’s permitted successors and assigns. 
 
 Section 15. Counterparts. This Agreement may be executed in multiple counterparts, 
each of which shall constitute one and the same instrument. 
 
 Section 16. Entire Agreement; Amendment. The parties agree that this Agreement 
constitutes the entire agreement between the parties and that no other agreements or 
representations other than those contained in this Agreement have been made by the parties. This 
Agreement shall be amended only in writing and effective when signed by the authorized 
representatives of both parties. 

 
Section 17. Miscellaneous. Developer represents that signee has the authority to enter into 

this Agreement.  
 
Section 18. Notices. All notices, demands, requests, consents, approvals or other 

instruments required or permitted by this Agreement shall be in writing and shall be executed by 
the party or an officer, agent or attorney of the party, and shall be deemed to have been effective 
as of the date of actual delivery, if delivered personally, or as of the third (3rd) day from and 
including the date of posting, if mailed by registered or certified mail, return receipt requested, 
with postage prepaid, addressed as follows: 

 
To the Developer:     To the City: 

Attention: Gregory Muren     Attention: City Clerk 
  Metro Inflatables, LLC    City of O’Fallon 
  114 North Vine Street     255 South Lincoln Avenue 
  O’Fallon, IL 62269     O’Fallon, IL 62269 
        

IN WITNESS WHEREOF, the City and Developer have caused this Agreement to be 
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executed in their respective names and caused their respective seals, if applicable, to be affixed 
thereto, and attested as to the date first above written. 

 
(SEAL) CITY OF O’FALLON, ILLINOIS 
 

 
____________________________________ 
Gary L. Graham, Mayor Date 

Attest: 
 
 
_________________________________ 
Philip A. Goodwin, City Clerk Date 

 Developer: 
METRO INFLATABLES, LLC 

 
 

____________________________________ 
Gregory Muren, Manager Date 



Attachment A
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M E M O R A N D U M 
 

TO:  Community Development Committee  
FROM:  Justin Randall, Senior City Planner 
THROUGH:   Ted Shekell, Director of Community Development  
DATE:  June 13, 2016 
SUBJECT: Milburn Estates, 1st Addition - Final Plat (1st Reading)   
 
 
Background 
The applicant, Milburn Road, LLC, is proposing a Final Plat of the 1st Addition of Milburn Estates 
subdivision, consisting of 20 single-family homes on 17.04 acres.  This is 1st Addition of a larger 
development located south of Milburn School Road, south of the Milburn Campus of OTHS.    
The proposed final plat is consistent with the approved preliminary plat and improvement plans.   
 
Budgetary Impact 
There will be an annexation fee paid to the City of $2,250 per lot.    
 
Legal Impact  
None 
 
Recommendation 
Community Development and Public Work staff recommend the 1st Addition of Milburn Estates Final Plat 
for approval. 
 
Attachments 
Aerial 
Preliminary Plat 
Final Plat 
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M E M O R A N D U M 
 

TO:  Community Development Committee  
FROM:  Justin Randall, Senior City Planner 
THROUGH:   Ted Shekell, Director of Community Development  
DATE:  June 13, 2016 
SUBJECT: Parkview Meadows – Phase 1 - Final Plat (1st Reading)   
 
 
Background 
The applicant, Fulford Homes, is proposing a Final Plat of Parkview Meadows – Phase 1, consisting of 24 
single-family homes on 7.76 acres.  This is first final plat of an 18.18-acre, 49 lot subdivision located 0.25-
mile north of State Street on the east side of Obernuefemann Road (just north of the Family Sports Park 
entrance).  
The proposed final plat is consistent with the approved preliminary plat and improvement plans.   
 
Budgetary Impact 
The subdivision will have a park land fee of $865 per lot. 
 
Legal Impact  
None 
 
Recommendation 
Community Development and Public Work staff recommend the Parkview Meadows Phase 1 Final Plat for 
approval. 
 
Attachments 
Aerial 
Preliminary Plat 
Phase 1 Final Plat 
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M E M O R A N D U M 
 

TO:  Community Development Committee    
FROM:  Justin Randall, Senior City Planner 
THROUGH:   Ted Shekell, Director of Community Development  
DATE:  June 13, 2016 
SUBJECT: P2016-03: Lincoln Park Villas - MR-2 Zoning Amendment & Planned Use 
 
 
Recommendation 
The Planning Commission held a public hearing on the above referenced application at their May 24, 2016 meeting.  
At the Public Hearing, concerns were over drainage, pedestrian safety, setbacks of the buildings along the Woodgate 
subdivision and rental cost for the development.  The Commission voted 5-ayes and 1-nay to approve the requested 
Zoning Amendment and Planned Use for Parkview Meadows, subject to the conditions recommended by staff and an 
additional condition that the buildings along the Woodgate subdivision be setback 20 feet from the property line.   
 
Project Background and Summary 
• Property located on the west side of Lincoln Road, just south of GCS Credit Union and O’Fallon Public Library. 
• Senior Living Development consisting of 6.98 acres. 
• 13 proposed buildings ranging from 4 units to 8 units. 
• Community Building, with a fitness area, gathering space and offices for the development and special outside 

services. 
• Zoned B-1(P) – Planned Community Business District. 
• Requested to be rezoned to MR-2(P), Planned Multi-Family Residential Dwelling District. 
• Connecting Civic Plaza to the drive just south of GCS Credit Union. 
• The gross density is 11.3 units per acre. 
• The developer will be tying into the City of O’Fallon water and sanitary sewer services. 
• Planned Use is also approving preliminary plat, location of street and new utilities. 
• A final plat will need to be filed prior to final approval. 
 
The applicant, RCH Development, Inc., is proposing to create a 72 unit multi-family community for seniors 55 years of 
age or old, including a clubhouse facility with fitness equipment, open gathering areas, and offices.  The developer has 
stated the property will be deed/plat restricted to limit the age of renters to 55 year of age and older.  The property is 
located on the west side of Lincoln Avenue, just south of GCS Credit Union and O’Fallon Public Library. The 72 unit 
senior living community has a calculated density of 11.3 units / acre and provides 162 parking spaces for the 
development.  There is a proposed detention pond in the northwest corner of the development, which will tie into the 
detention basins behind the library and an existing detention pond that will serve a portion of the development and the 
GCS Credit Union site.  
 
The development will connect the existing Civic Plaza that ends at the library parking lot to the street providing access 
to GCS Credit Union. The proposed extension of Civic Plaza will be consistent with the existing Civic Plaza, maintaining 
the 60-foot right-of-way and 30-foot of pavement face of curb to face of curb.  The development will only have access 
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to Civic Plaza. Civic Plaza will have two connections to Lincoln Avenue.  There are no other connections to the south 
or west due to existing development. Sidewalks have been incorporated into the preliminary site plan on both sides of 
Civic Plaza, along Lincoln Avenue and throughout the development.   
 
The developer will be tying into the City of O’Fallon sanitary sewer and water 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. 
 
The property is currently zoned B-1(P), Planned Community Business District and the developer is requesting the 
property to be rezoned to MR-2, Multi-Family Residential Dwelling District. Although multi-family is allowed in the B-1 
district, MR-2 is the more appropriate zoning district due to the residential developments to the east and west of the 
site. The development will have a park land fee of $510 per unit. Additionally, the extension of Civic Drive, a public 
street, will create two lots for the development.  The Planned Use is approving two lots, the location of the street/right-
of-way width and utility extensions. This project only functions if all buildings and lots stay under one common 
ownership, which can be accomplished with a note on the final plat.  Since the development will be extending a city 
street and public utilities, there will be a need for subdivision improvement plans and a final plat approved by the City 
Council. 
 
Please see the attached Plan Commission Project Report for more detailed information on the proposal. 
 
Staff Recommendation 
Staff recommends approval of Lincoln Park Villas with the following conditions: 

1. There will be a park land dedication requirement of 0.72 acre, with the requirement being fulfilled through a 
fee in lieu of land in the amount of $36,720, $510.00 per unit. 

2. A revised landscaping plan is required to including street trees and fencing. 
3. A final plat is required with a note restricting the limit the age of the renters to 55 or older 
4. A final plat is required with a note restricting the sale of individual lots and buildings. 
5. The lots along the Woodgate subdivision are required to be setback 20 feet from the property line. 

 
Attachments: 

1. Report to Plan Commission 
2. Ordinance approving the Lincoln Park Villa Development 
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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:  May 24, 2016 
SUBJECT:   P2016-03: Lincoln Park Villas – MR-2 Zoning Amendment & Planned Use
 
Applicant:  Chad Hartle 
  RCH Development, Inc. 
  2201 Walton Drive 
  Jackson, MO 63755 
  
Owner:  GCS Federal Credit Union 
  3970 Maryville Road 
  Granite City, IL 62040 
 
Submitted:  April 18, 2016 
 
 
Project Summary 
• Property located on the west side of Lincoln Road, just south of GCS Credit Union and O’Fallon Public Library. 
• Senior Living Development consisting of 6.98 acres. 
• 13 proposed buildings ranging from 4 units to 8 units. 
• Community Building, with a fitness area, gathering space and offices for the development and special outside 

services. 
• Zoned B-1(P) – Planned Community Business District. 
• Requested to be rezoned to MR-2(P), Planned Multi-Family Residential Dwelling District. 
• Connecting Civic Plaza to the drive just south of GCS Credit Union. 
• The gross density is 11.3 units per acre. 
• The developer will be tying into the City of O’Fallon water and sanitary sewer services. 
• Planned Use is also approving preliminary plat, location of street and new utilities. 
• A final plat will need to be filed prior to final approval. 
 
Background & Executive Summary 
The applicant, RCH Development, Inc., is proposing to create a 72 unit multi-family community for seniors 55 years of 
age or old, including a clubhouse facility with fitness equipment, open gathering areas, and offices.  The developer has 
stated the property will be deed/plat restricted to limit the age of renters to 55 year of age and older.  The property is 
located on the west side of Lincoln Avenue, just south of GCS Credit Union and O’Fallon Public Library. The 72 unit 
senior living community has a calculated density of 11.3 units / acre and provides 162 parking spaces for the 
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development.  There is a proposed detention pond in the northwest corner of the development, which will tie into the 
detention basins behind the library and an existing detention pond that will serve a portion of the development and the 
GCS Credit Union site.  
 
The development will connect the existing Civic Plaza that ends at the library parking lot to the street providing access 
to GCS Credit Union. The proposed extension of Civic Plaza will be consistent with the existing Civic Plaza, maintaining 
the 60-foot right-of-way and 30-foot of pavement face of curb to face of curb.  The development will only have access 
to Civic Plaza. Civic Plaza will have two connections to Lincoln Avenue.  There are no other connections to the south 
or west due to existing development. Sidewalks have been incorporated into the preliminary site plan on both sides of 
Civic Plaza, along Lincoln Avenue and throughout the development.   
 
The developer will be tying into the City of O’Fallon sanitary sewer and water 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. 
 
The property is currently zoned B-1(P), Planned Community Business District and the developer is requesting the 
property to be rezoned to MR-2, Multi-Family Residential Dwelling District. Although multi-family is allowed in the B-1 
district, MR-2 is the more appropriate zoning district due to the residential developments to the east and west of the 
site. The development will have a park land fee of $510 per unit. Additionally, the extension of Civic Drive, a public 
street, will create two lots for the development.  The Planned Use is approving two lots, the location of the street/right-
of-way width and utility extensions. This project only functions if all buildings and lots stay under one common 
ownership, which can be accomplished with a note on the final plat.  Since the development will be extending a city 
street and public utilities, there will be a need for subdivision improvement plans and a final plat approved by the City 
Council. 
 
Existing Conditions 
Surrounding Zoning:    Surrounding Land Use: 

North: B-1(P) & SR-1    North: GCS Credit Union, O’Fallon Public Library 
US Post Office. 

East: SR-2     East:  Single-family residential development of  
Southview Gardens subdivision. 

South: B-1 & B-1(P)    South: Multiple office buildings along Springfield  
Court. 

West: MR-2/PUD    West: Multi-family residential development of  
Woodgate subdivision. 

 
The site is currently used for agriculture purposes.  The site is generally flat, with a slight grade from Lincoln Avenue to 
the northwest corner. The site does not have any floodplain, nor any areas identified as a riparian area. 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 Office. Within the Office 
District, Nursing Homes are identified as an allowed use.  While this is not a nursing home, the development of senior 
housing community is comparable and consistent with the Office designation. 
 
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 MR-2, Multi-Family Residence Dwelling District requirements.   
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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. 
 
 
Discussion Points/Issues 
General Discussion:  
The Lincoln Park Villas senior community development consists of 6.98 acres with 72 units in a requested MR-2 
zoning district.  The developer has stated the property will be deed/plat restricted to limit the age of renters to 55 year 
of age and older.  The proposed development will have an overall density of 11.3 units per acre, well under the 16 
units allowed under the MR-2 zoning district.  Additionally, the proposed development meets all the other area/bulk 
requirements of the MR-2 district.  The 72 units will be built to meet the Green Building Standards to reduce utility 
costs and all units will include high efficiency appliances.  The units will be a mixture of one and two bedrooms.  The 
one bedroom units are approximately 750 square feet and the two bedrooms are approximately 865 square feet.  In 
addition to the 72 units, a clubhouse facility will be constructed with a fitness area, gathering space and offices.  The 
intent is for third party services be able to use an office, such as nurses, tax return prepares, educational providers 
and other services to be provided for the residences. This project only functions if all buildings and lots stay under one 
common ownership, which can be accomplished with a note on the final plat.   
 
Access, Circulation and Parking:  
The proposal will extend the existing Civic Plaza (a public street), which provides access to the library and access for 
GCS Credit Union.  The completed Civic Plaza will create two points of access for the development (and the library) 
to Lincoln Avenue.  The proposal will have four points of access onto Civic Plaza.  Civic Plaza is proposed to be 
constructed within a 60-foot right of way and a width of 30 feet, face of curb to face of curb.  This is consistent with the 
existing street segments of Civic Plaza from Lincoln Avenue to the library parking lot and Lincoln Avenue to the rear 
of the GCS Credit Union property. 
 
Within the development, the access to the buildings is comprised of 24-foot wide drive aisles with parking spaces.  
The layout provides sufficient on- and off-site circulation.  The site is required to provide 2 parking spaces per unit, 
totaling 144 parking spaces.  The site is designed with 162 parking spaces to accommodate the residents and their 
guest.  The development has provided sidewalks along both sides of Civic Plaza and sidewalks that connect all of the 
units to the parking lot, as well as to Civic Plaza. Additionally, sidewalks will be provided along Lincoln Avenue. 
 
Drainage and Detention:  
The site topography shows two drainage sub-basin areas for the property.  Generally, the eastern portion of the site 
flows to the south towards an existing detention basin, designed to collect stormwater for the eastern portion of the 
subject property and the GCS Credit Union development.  The remainder of the subject property generally drains to the 
northwest corner of the property, where a large detention basin is proposed. 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 the 
Public Works Department. 
 
Utilities: 
The developer will be tying into the City of O’Fallon water system.  The development will complete a loop of two 8” lines 
that stub at the end of the library property and the end of the GCS Credit Union Property.  Within the development 8” 
water lines will be utilized to provide water to the units.  Additionally, the developer will be utilizing the City of O’Fallon 
sanitary sewer system, tying the proposed development into the existing sanitary sewer main that runs through the 
subject property. 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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Street Trees, Landscape Berms, and Buffers: 
A preliminary landscape plan has been submitted for the parking lot areas and open spaces.  The developer will be 
required to install street trees in the 7’ wide lawn between the curb and sidewalk every 50 feet along the streets in the 
development. The regulations will require a vinyl fence along the eastern property line that adjoins the GCS Credit 
Union property.  A berm along Civic Plaza and Lincoln Avenue is not required because the buildings will be oriented 
so the front evaluations are facing the streets. 
 
Building Elevations and Signage: 
The developer has provided building elevations for the senior living facility that are consistent with other residential 
and multi-family developments within the city.  The elevations are constructed of varying building materials, including 
fiber cement siding, stone veneer, brick veneer, columns and varying roof pitches.  The development has proposed 
as many front elevations as possible to be seen from Lincoln Avenue and Civic Plaza.  However Building 2 and 
Building 3 will have highly visible rear elevations.  Building 2 adjoins the parking lot of the library and Building 3 
adjoins the rear of GCS Credit Union, both will be aided by the vinyl fence required in the landscaping package. 
 
The developer has provided an area near the intersection of Lincoln Avenue and Civic Plaza to construct a monument 
sign. The City and developer are in discussions to create a sign that will provide a space for the O’Fallon Public 
Library, however final design and sizing has not be finalized. 
 
Open Space: 
As detailed in Article 4 of Chapter 155 (Subdivisions), park lands are required to be constructed, or a fee in-lieu-of 
paid, whenever new residential developments are constructed. Based on the average density of 1.66 persons per 
apartment unit, the development’s 72 units requires a total of 0.72 acre of park lands dedication. This is based on the 
6 acres of park space per 1000 people. The subdivision’s population estimate is 120 (72 x 1.66).  A fee of $36,720 
(based on a construction cost of $51,000 for one acre of park land) will be required for the 0.72 acre of park space, 
totaling $510 per unit.   
 
 
Criteria for considering General Rezoning applications: 
In considering any application for rezoning, the Commission and the Governing Body may give consideration to the 
criteria stated below to the extent they are pertinent to the particular application.  The Commission and Governing 
Body also may consider other factors that may be relevant to a particular application.  The rezoning of the Lincoln 
Park Villas project appears to meet each of the following zoning criteria: 

a) the existing uses and zoning of nearby property;   
b) the extent to which property values are diminished by the particular zoning restrictions; 
c) the extent to which the destruction of property values of plaintiff promote the health, safety, morals or 

welfare of the public;  
d) the relative gain to the public as compared to the hardship imposed upon the individual property owner;  
e) the suitability of the subject property for the zoned purposes;  
f) the length of time the property has been vacant as zoned considered in the context of land development in 

the area in the vicinity of the subject property;  
g) the care that the community has taken to plan its land use development, and  
h) the community need for the proposed use. 

 
 
Conclusion and Recommendation 
Staff recommends approval of Lincoln Park Villas with the following conditions: 

1. There will be a park land dedication requirement of 0.72 acre, with the requirement being fulfilled through a 
fee in lieu of land in the amount of $36,720, $510.00 per unit. 
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2. A revised landscaping plan is required to including street trees and fencing. 
3. A final plat is required with a note restricting the limit the age of the renters to 55 or older 
4. A final plat is required with an note restricting the sale of individual lots and buildings. 

 
Attachments 

1. Project Application & Narrative 
2. Zoning Map 
3. Surrounding Land Use Map 
4. Site Plans 
5. Building Elevations 
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PRELIMINARY LANDSCAPE  PLAN

1

LINCOLN PARK SENIOR VILLAS 9 Design, 
A0.2



A2.0

LINCOLN PARK SENIOR VILLAS 9 Design, 

EXTERIOR FRONT ELEVATION  -  4 UNIT BUILDING 

1

EXTERIOR FRONT ELEVATION  -  6 UNIT BUILDING - TYPE A

2



A2.1

LINCOLN PARK SENIOR VILLAS 9 Design, 

EXTERIOR FRONT ELEVATION - 6 UNIT BUILDING - TYPE B

1

EXTERIOR FRONT ELEVATION  -  6 UNIT BUILDING - TYPE C

2



A2.2

LINCOLN PARK SENIOR VILLAS 9 Design, 

1

EXTERIOR FRONT ELEVATION  -  8 UNIT BUILDING - PARTIAL

2

EXTERIOR FRONT ELEVATION  -  8 UNIT BUILDING - PARTIAL

EXTERIOR FRONT ELEVATION  -  COMMUNITY BUILDING

3





ORDINANCE NO. ______ 
 

AN ORDINANCE AMENDING 
ORDINANCE 623, ZONING DISTRICTS 
OF THE CITY OF O’FALLON, ILLINOIS 
(DEVELOPMENT KNOWN AS “LINCOLN 
PARK VILLAS”) LOCATED AT 1159 
LINCOLN AVENUE, PARCEL NUMBER 
04-31.0-216-037 

 
WHEREAS, the applicant, Chad Hartle of RCH Development, Inc., has filed an 

application requesting approval of a planned use rezoning to authorize construction of a 72-unit 
senior living community at 1159 Lincoln Avenue in O’Fallon; and 

 
WHEREAS, the applicant has filed an application with the City of O’Fallon, Illinois 

pursuant to the requirements of all applicable laws, including City Ordinance 3471, “Planned 
Uses”; and 

 
WHEREAS, the Planning Commission of the City of O’Fallon, Illinois held a public 

hearing on May 23, 2016, in accordance with state statute, and recommended to approve the 
petitioner’s request to obtain a MR-2(P) Planned Multi-Family Residential Dwelling District 
zoning for the property with a vote of 5 ayes to 1 nays as outlined in the adopted Planning 
Commission Report, attached hereto and declared to be an inseparable part hereof (Exhibit A); 
and 

 
WHEREAS, on June 13, 2016 the Community Development Committee of the City 

Council reviewed the rezoning and recommended approval with a vote of X ayes to X nays. 
 
 NOW, THEREFORE, BE IT ORDAINED BY THE MAYOR AND CITY 

COUNCIL OF THE CITY OF O’FALLON, ST. CLAIR COUNTY, ILLINOIS AS 
FOLLOWS: 

 
Section 1. That upon the effective date of this Ordinance, the described property, known 

as “Lincoln Park Villas”, be henceforth classified as zoning district MR-2(P) Planned Multi-
Family Residential Dwelling District with the following conditions: 

 
1. There will be a park land dedication requirement of 0.72 acre, with the requirement being 

fulfilled through a fee in lieu of land in the amount of $36,720, $510.00 per unit. 
2. A revised landscaping plan is required to including street trees and fencing. 
3. A final plat is required with a note restricting the limit the age of the renters to 55 or older 
4. A final plat is required with a note restricting the sale of individual lots and buildings. 
5. The lots along the Woodgate subdivision are required to be setback 20 feet from the 

property line. 
 
Section 2. A Certified Copy of this ordinance, with all referenced attachments, shall be 

filed with the City Clerk’s office of the City of O’Fallon, Illinois.  



2 

Upon its passage and approval, this Ordinance shall be in full force and effect ten (10) 
days after its publication in pamphlet form as required by law.   

Upon its passage and approval, this Ordinance shall be in full force and effect ten (10) 
days after its publication in pamphlet form as required by law.   

Passed by the City Council this ______ day of _______ 2016. 

*************************** 

ATTEST: Approved by the Mayor this _____ day 

(seal) of __________________ 2016.  

__________________________ ______________________________ 
Philip A. Goodwin, City Clerk Gary L. Graham, Mayor 

ROLL 
CALL: 

McCoskey Meile Kueker Albrecht Hagarty Drolet SUB 
TOTALS 

Aye 
Nay 
Absent 

ROLL 
CALL: 

Roach Bennett Marsh Smallheer    Holden     Cozad Gerrish SUB 
TOTALS 

SUM OF 
TOTALS 

Aye 
Nay 
Absent 
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M E M O R A N D U M 

TO: Community Development Committee 
FROM: Justin Randall, Senior City Planner 
THRU: Ted Shekell, Community Development Director 
DATE: June 13, 2016 
SUBJECT: P2016-04: Proposed Text Amendment – Permitted Principal Structures in the SR-3 Zone 

District (1st Reading) 

Current Issue 
City staff is proposing a text amendment to prohibit new modular homes in the SR-3 Single Family Residence Dwelling 
District, which will not affect existing modular homes currently in an SR-3 zone district.  There has not been a problem 
with the regulations as currently drafted until recently, a modular home was placed on a lot in an SR-3, Single-Family 
Residence Dwelling District that is inconsistent with the stick built homes surrounding the modular home.  The home 
is not oriented towards the street and appears to look like a manufactured home.  Modular and manufactured homes 
are homes that are constructed in a factory and brought to the site as a whole home or in large modules and are 
regulated by the State of Illinois.  The City’s Code differentiates between modular homes (placed on a permanent 
foundation) and manufactured homes (able to be relocated easily), however the City’s regulations do not regulate 
orientation or style of the modular homes.  The home was approved by city staff as it met all current codes, however, 
this new structure has spurred discussion on how to regulate the vast differences between the design characteristics 
of modular homes.   

Proposal 
There are two potential options to regulate modular homes in the SR-3 zone districts; prohibit modular homes or require 
a special use permit. Staff has evaluated surrounding communities and each takes a different approach, between what 
residential districts they are permitted and whether a special use is required.  Staff also researched modular home 
options that could be purchased.  There is a vast difference in the design characteristics offered by different modular 
home manufactures, from the basic double-wide home with very little character and minimum roof pitch to a very ornate 
two-story home.  Due to the wide variety of options available, staff believes it would be very difficult to regulate the 
aesthetics and design of the home. Therefore, the proposed text amendment would prohibit a modular home in the 
SR-3 zone district. Modular homes would still be allowed in the MR-1, MR-2, MH-1 and MH-2 zone districts.  This will 
cause some non-conforming structures throughout the city, but will not affect existing modular home and only prohibit 
any new ones to be place in the SR3 zone district. The following are the proposed changes to the City’s Code of 
Ordinances: 

• §158.037 (6) SR-3, Single-Family Residence Dwelling District.
o (a) Permitted principal structures.   Building structures of the following classes:  Class 1,

conventionally-built building structures; and Class 2, prefabricated building structures; and Class 3,
modular building structures.

Recommendation 
Staff recommends adopting the text amendment to prohibit a modular building structure in the SR-3 zone district. 
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