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AGENDA 

COMMUNITY DEVELOPMENT COMMITTEE 
Monday, June 27, 2016 

 
5:30 PM 

 
Public Safety Building 

285 North Seven Hills Road 
 

 
I) Roll Call 
 
II) Approval of Minutes – June 13, 2016 
 
III) Items Requiring Council Action – TUESDAY, July 5, 2016 

A. First United Methodist Parking Lot – Planned Use (1st Reading) 
B. 8676 East Highway 50 Boat, RV and Vehicle Storage – Planned Use (1st Reading) 
C. Off-Site Sign Agreement – East State Street (Resolution) 
D. Fezziwig’s Redevelopment Agreement (2nd Reading) – NO CHANGE 
E. Milburn Estates 1st Addition – Final Plat (2nd Reading) – NO CHANGE 
F. Parkview Meadows – Phase 1 – Final Plat (2nd Reading) – NO CHANGE 
G. Lincoln Park Villas – Planned Use (2nd Reading) – NO CHANGE 
H. Text Amendment – Permitted Structures in the SR-3 Zone District (2nd Reading) – NO CHANGE 

 
IV) Other Business – None 
 
NEXT MEETING: July 11, 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 

   5:30 PM Monday, June 13, 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: Matt Smallhear, Rich Meile, Kevin Hagerty, Matthew Gilreath, Herb 
Roach, Robert Kueker and Ned Drolet. Staff: Walter Denton, James Cavins, Grant Litteken, Ted Shekell, Jeff 
Stehman and Justin Randall. Visitors: Ron Zelms, Rick Reckamp, Charlie Pitts, Chad Hartle, Tim Moore and 
Dave Dillow. 

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

A. Fezziwigs Redevelopment Agreement (1st Reading) – Justin Randall provided a brief overview of the 
redevelopment agreement for the improvements at 225 West 1st Street.  Ted Shekell informed the 
Committee there was a detailed budget of the approved costs for the improvements made to the 
building.  Shekell also discussed the TIF would only pay back 75% of the increase in assessed value.  
The committee discussed the redevelopment agreement and recommended approval with a vote of 5-0. 

B. Milburn Estate 1st Addition – Final Plat (1st Reading) – Justin Randall provided a brief overview of the 
final plat for Milburn Estates 1st Addition and explained to the Committee the improvement plans have 
been approved by the Community Development and Public Works Departments.  The committee 
discussed the final plat and recommended approval with a vote of 5-0. 

C. Parkview Meadows – Phase 1 – Final Plat (1st Reading) – Justin Randall provided a brief overview of the 
final plat for Phase 1 of Parkview Meadows and explained to the Committee the improvement plans have 
been approved by the Community Development and Public Works Departments.  The committee 
discussed the final plat and recommended approval with a vote of 5-0. 

D. Lincoln Park Villas – Planned Use (1st Reading) – Justin Randall provided a brief overview of the 
proposed planned use for Lincoln Park Villas, a 72-unit senior living facility near GCS Credit Union and 
the O’Fallon Public Library.  Chad Hartle, the applicant spoke about the issues of drainage and buffers 
between the development and the Woodgate subdivision to the west.  The committee discussed the 
planned use and recommended approval with a vote of 5-0. 

E. Text Amendment – Permitted Structures in the SR-3 Zone District (1st Reading) – Justin Randall 
provided an overview of the text amendment.  Randall indicated staff reviewed surrounding communities’ 
regulations and explained the current issue with modular homes in the SR-3 zone district.  Shekell added 
the typical prefabricated homes that come in panels would still be permitted but the modular style would 
not be allowed. The committee discussed the text amendment and recommended approval with a vote of 
5-0. 

IV) Other Business  
A. Jeff Stehman provided the Committee with an update on the dilapidated house and accessory structure 

at 115 Elm Street.  Stehman indicated the City now had a deed to the abandon property and would be 
coming back the Committee for authorization to tear down the building once a bid was selected. 
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B. Residence of South Vine Street voiced concerns over a house located on Vine Street and its potential 
use for the expansion of an existing business on Lincoln Avenue.  Staff informed the citizens to provide 
any pictures they have of business related activities to the City and that City staff will increase monitoring 
the house for business activities. 

 
MEETING ADJOURNED: 7:15 PM 
 
NEXT MEETING: June 27,  2016 – Public Safety Building 
 
Prepared by: Justin Randall, Senior City Planner 
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DRAFT MINUTES 
O’FALLON PLANNING COMMISSION 

June 14, 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. 
 
ATTENDANCE:  Debbie Arell-Martinez, present; Jeffrey Baskett, excused; Patricia 
Cavins, present; Al Keeler, present; 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 Cavins to approve the 
minutes of May 24, 2016, meeting.  All Ayes.  Motion carried. 
 
Rohr welcomed everyone and explained the role of the Planning Commission.  Also 
present were Community Development Director Ted Shekell and Senior City Planner 
Justin Randall.  Present in the audience was City Alderman Jerry Albrecht. 
 
UNFINISHED BUSINESS:  None. 
 
PUBLIC HEARINGS: 
 
(P2016-05) - Zoning Amendment Subject to the Planned Development Ordinance 
from “SR-1” Single-Family Residence Dwelling District to “SR-1(P)” Planned 
Single-Family Residence Dwelling District for First United Methodist Church 
parking expansion.  The parcel is located on Southview Drive and is proposed to 
expand parking and connect eastward to the 504 East Highway 50 property.  The 
applicant is First United Methodist Church. 
 
Public hearing was opened at 6:02 pm.  Randall presented an overview of the project.  
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: 

• 29 parking spaces proposed 
• Detention in parking lot and curb cut for drainage 
• Entrance to parking lot on Southview and from existing church lot 
• Landscape & buffers will be provided and they will try to keep as many of existing 

trees as possible 
 
Randall summarized the Review & Approval Criteria with relationship to the 
neighborhood: 

• Provides for sidewalk along Southview Drive and required buffers & green space 
• Will not impede normal and orderly development and use of surrounding property, 

but may have modest impact on the use, enjoyment, or value of a few neighboring 
single family properties.   

o Alternative design, not requested by the Applicant, is to remove access 
point onto Southview Drive and maintain buffer on western property line. 

 



Planning Commission                 Page 2 of 6 
Meeting Minutes – June 14, 2016 

I:\P & Z\ZONEFILE\PC and ZHO\Minutes\PC\2016\06-14-16.docx 

Shekell pointed out the church owns the home at the corner of Southview Drive and E 
Hwy 50. 
 
Public comments were opened at 6:08 pm.     
 
Petitioner Richard Lunan was sworn in and stated the church is land-locked and 
explained the history of the $60,000 shared parking with OTHS across Hwy 50 over the 
last 20 years.  The church presently pays for an off-duty police officer and a cruiser 
$8,300 a year and noted 5-6 parishioner vehicles park in the fire lane striped area in the 
south-western corner of the existing parking lot.  The church acquired the subject parcel 
approximately 6 years ago.  Lunan said the best design for traffic flow is to have an exit 
onto Southview Drive.  If the parking area was dead end, people would enter the lot, see 
that the lot is full, and have to back out of the lot instead of pulling through onto 
Southview Drive to search for more parking.  Lunan testified that on Sundays he would 
estimate there would only be 10-12 vehicles between 11:45 and 12:05 exiting onto 
Southview Drive to turn onto Highway 50.  Most will exit through the current west parking 
lot out onto Highway 50.  
 
Pickett asked if this new parking area was proposed to be in-lieu of the parking across E 
Hwy 50, and Lunan stated it would be, except for during large events. 
 
Lunan continued that there is no alternative offered to exiting onto Southview Drive.  It is 
a matter of safety, older people needing closer parking, and the need to stop illegal 
parking in the fire lane zone.  This new parking area would alleviate those problems. 
 
Ron Sergott, 909 Holliday Drive, was sworn in and stated much concern over water from 
another impervious surface going into the “Unnamed Tributary to the Kaskaskia River” 
which runs by his home.  Sergott requested more enforcement by the City to keep trees, 
yard waste, and other illegal dumping from going down the waterway.  He has witnessed 
the creek rising 10 feet after a 4-5” rainfall and the permanent widening of the creek area 
by at least 6 ft.  Sergott requested the City inspect the creek area every three months.  All 
of Rasp Farm and Southview Gardens goes through there.   
 
Shekell stated while he and the Director of Public Works, Jeff Taylor, are aware of this 
much larger issue and the City will ensure the church does not add to the problem, the 
current drainage issue is not under the purview of the Planning Commission.  Shekell 
stated Taylor has visited the area on several.  Sergott stated he wants the City to cite 
people who don’t keep the waterways clear. 
 
Tony Schenk, Rhutasel and Associates as the Engineer for the project, was sworn in.  
Schenk reported they will control the waterflow through a 6” curb cut and surface 
detention on the lot.  Post-construction run-off will not be more than pre-construction and 
there will be a swale over the existing 24” culvert, a concrete channel, and rip-rap to 
control the outflow. 
 
Kristi Vetri, 914 Holliday, was sworn in and has requested to see the hydraulic plans and 
numbers.  Drainage has been an issue since she moved there in 1978 and many 
developments along Hwy 50 that are smaller than this proposed one have contributed to 
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the drainage problem.  Vetri stated she is not convinced the drainage plan will work and 
requested the Commission to view drainage issues such as this very carefully now and in 
the future. 
 
Vetri concluded that she also has an economic issue / security interest in the property at 
410 E Hwy 50 where her brother lives.  Vetri previously requested to rezone that 
property, Vetri testified, but stated the City wanted to keep the property residential in 
nature as an entrance to the subdivision.  She would like to see this parking proposal 
approved to introduce non-residential characteristics to the entrance of the subdivision. 
 
Steve Reindl, 410 E Hwy 50, was sworn in and testified that every Sunday, there are 3-4 
cars from the church parked on the east side of Southview at the end of his driveway and 
it is dangerous to pull out.  When cars are parked on both sides of Southview Drive, only 
one car can drive through.  This is also a snow route and there will likely be some 
upkeep.  Reindle suggested making Southview a no parking zone from Hwy 50 to Susan 
Court.  While he had no basic opposition to the project, Reindl concluded that he cannot 
afford to lose any value of his home with this potential “modest impact to home values.” 
 
Vetri asked Lunan if the church has decided not to build a new church at another 
location.  Lunan stated they have no timeline over the next few years and reported that if 
they do build a new church, there is no reason to keep two locations. 
 
Lunan also addressed the Southview Drive concern stating that people will want to park 
closer to the church and will likely exit onto Southview Drive and go through the 
subdivision.  This parking area will alleviate parking on Southview Drive as no one wants 
to park far from the church. 
 
Janet Bafia, 903 Southview Drive, was sworn in and stated she will have a view of the 
parking lot and they should still want the assistance of the police as it is difficult to turn 
left onto Hwy 50 after services.  This parking lot will ruin the bedroom community and will 
destroy her property value as she will then have parking lots behind her property and now 
in front of her property.  There are lots of kids, dogs, and elderly people in the area. 
 
Cavins asked Lunan how many parking spaces are shared with the high school on any 
given Sunday.  Lunan responded there are 6-15 cars during services.  The 29 additional 
spaces will take the place of the cars parking across the street, on Southview Drive, and 
from parking in the fire lanes.  The need is there. 
 
Public comments were closed at 6:36 pm. 
 
Arell-Martinez stated that while the need is there, she has concern for having a parking 
lot between homes.  It will be difficult to exit. 
 
Keeler stated they had an entry and exit plan at his church and maybe parking on only 
one side of the street will ensure neighbors aren’t negatively impacted. 
 
Shekell relayed with this parking entrance being ancillary to the church property, a traffic 
study was not warranted and there is no way to mitigate traffic if the entrance is there.  
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Shekell suggested the traffic professionals at the Police Department can take a look at 
not allowing parking on both sides. 
 
Cavins asked if there has to be an entry and exit onto Southview.  Lunan stated the width 
of the addition is not large enough to allow a U-turn if there is no parking available.  
Shekell reported there are many dead-end parking lots in O’Fallon. 
 
Rohr stated it is a red light to him with a potential for property value decrease. 
 
Shekell reported this lot was originally platted to be a home lot so it is reasonable for 
people to think it would be planned as a single family home lot.  The City does not think 
the parking lot is a negative to the neighbors, but the access onto Southview Drive is a 
concern. 
 
Staff Recommendation: 
 
Staff recommends approval of the project with the following conditions: 
 

1. A vinyl fence along the southern property line. 
2. A landscaping plan meeting the requirements of the Code of Ordinances must 

be provided. Additional landscaping plantings, including trees and shrubs, 
should be made at the entrance proposed for Southview Drive to minimize the 
visual impact of the new parking lot on neighboring homes.  

 
Motion was made by Rogers and seconded by Pickett to approve the Staff 
Recommendation with the conditions as written. 
 
ROLL CALL:  Arell-Martinez, Nay; Cavins, Nay; Keeler, Nay; Pickett, Aye; Rogers, Aye; 
Rohr, Nay. 4 Nay, 2 Aye.  Motion to approve failed.     
 
The project moves to Community Development on June 27, 2016 at 6 pm.  The public 
hearing was closed at 6:47 pm. 
 
(P2016-06) – Zoning Amendment Subject to the Planned Development Ordinance 
from St. Clair County “A” Agricultural District to “B-2(P)” Planned General 
Business District for O’Fallon Boat & RV Storage.  The parcel is located at 8676 
East US Highway 50, Lebanon.  The applicant is Tom Williams. 
 
Public hearing was opened at 6:47 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: 

• Previously a tow lot 
• Proposed 27 parking spaces to rent out 
• No on-site transactions as there is no office 
• No utilities on site 
• Sign on front fence 
• Requested variance to not build sidewalks 
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• Lot surface material to be dust-free 
• Long driveway so customers can pull onto the driveway, park, and access secure 

gate with passcode without blocking traffic on E Hwy 50 
 
Cavins asked about lighting and Randall stated there will be dusk to dawn security 
lighting. 
 
Shekell reported Bill Crocker, owner of property to the west, submitted a letter and stated 
Crocker has no objections to the zoning as long as the applicant can address his three 
concerns: 

1. Visible signage from Hwy 50 so his business activities are not interrupted by 
people inquiring about the storage property 

2. Non-fitting tarps need to be replaced by fitted tarps or no tarps at all 
3. Restrict storage to boats, RVs and other licensed vehicles only 

 
Public comments were opened at 6:55 pm.     
 
Neither the Petitioner nor a representative of the Petitioner were present. 
 
Alderman Jerry Albrecht was sworn in and asked if the whole lot should be paved or 
asphalted, not just the entrance.  Shekell responded that is difficult with pre-existing 
developed lots.  An oil and chip or milling base can be laid and compacted and will be 
dust-free.  This was approved for the Weil Lombardo lot nearby.  It would be cost 
prohibitive at $40k - $50k for the applicant to put 2” asphalt base over the entire area. 
 
Shekell pointed out to Arell-Martinez the proximity to Kalmer Funeral Home. 
 
Public comments were closed at 7:00 pm. 
 
Shekell suggested an addition to Condition #7 “…restricted to boats, RVs and personal 
vehicles…” 
 
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. The metal sided building is permitted to remain as constructed. 
3. A wood or vinyl fence along the side property lines, extending the length of the 

storage area; 
4. The entrance must be asphalted. 
5. The storage area and drives must be constructed of a dust-free material.  
6. A 20-foot utility easement shall be granted to the City along the northern property 

line. 
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7. In addition to the improvements required the items stored on-site are restricted 
to boats, RVs and personal vehicles.  The items must be stored in an orderly 
manner and all items must be must be operational and licensed. 

8. Any new building or change in use of the existing use would need to be reviewed 
and approved by the city consistent with applicable laws.  
 

Motion was made by Cavins and seconded by Arell-Martinez to approve the Staff 
Recommendation as amended with Shekell’s suggested addition to Condition #7. 
 
ROLL CALL:  Arell-Martinez, Aye; Cavins, Aye; Keeler, Aye; Pickett, Aye; Rogers, Aye; 
Rohr, Aye.  All Ayes.  Motion to approve with conditions as amended approved.     
 
The project moves to Community Development on June 27, 2016 at 6 pm.  The public 
hearing was closed at 7:04 pm. 
 
REPORTS OF STANDING AND SPECIAL COMMITTEES:  None. 
  
REPORTS AND COMMUNICATION:   
Shekell announced that the next meeting is scheduled for July 12, 2016. Shekell reported 
some of the public hearings scheduled are Marriott TownePlace Suites and the Old City 
Hall proposal.  
 
 
ADJOURNMENT:   
 
Motion was made by Keeler and seconded by Pickett to adjourn.  All ayes.  Motion 
carried.  The meeting was adjourned at 7:10 pm. 
 
Respectfully submitted, 
 
____________________________ 
Vicki Evans, 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:  Justin Randall, Senior City Planner 
THROUGH:   Ted Shekell, Director of Community Development  
DATE:  June 20, 2016 
SUBJECT: P2016-05: First United Methodist Church Parking Lot - Planned Use 
 
 
Recommendation 
The Planning Commission held a public hearing on the above referenced application at their June 14, 2016 meeting.  
At the Public Hearing, concerns were over drainage and altering the residential nature of the neighborhood with the 
ingress/egress of the parking lot expansion onto Southview Drive.  The Commission discussed the parking lot and 
the concerns they had for the development.  A motion was made and seconded to approve the parking lot expansion, 
subject to staff recommended conditions.  The motion to approve the planned use for the First United Methodist 
Church Parking Lot failed with a vote of 2-ayes and 4-nay.   
 
Project Update 
After the Planning Commission meeting the First United Methodist Church submitted a redesign of the parking lot 
expansion, eliminating the access point to Southview Drive.  The design added additional area along Southview Drive 
to create a larger buffer from the residential uses across Southview Drive.  The redesign also allows for a number of 
large trees to remain and provides for additional landscaping between the parking lot terminus and Southview Drive.  
The additional landscaping includes a hedge row at the end of the parking lot to assist with softening the parking lot 
and assist in reducing headlight glare to the surrounding neighbors. The revisions to the access of the parking lot and 
additional landscaping keeps the area along Southview Drive and the entrance to the Southview Gardens subdivision 
residential in nature and reduces any impact to the surrounding property owners. 
 
Project Background and Summary 
The applicant and owner, First United Methodist Church, has filed an application requesting a parking lot expansion 
on an approximate 0.30-acre piece of land located between 900 Southview Drive and 501 Susan Court.  The parcel 
is contiguous with the main campus of First United Methodist Church and is currently zoned SR-1, Single-Family 
Residence Dwelling District.  The church is proposing to construct a 29 space parking lot and a curb cut onto Southview 
Drive on the currently vacant parcel. 
 
Please see the attached Plan Commission Project Report for more detailed information on the proposal. 
 
Staff Recommendation 
Staff recommends approval of the project with the following conditions: 

1. A vinyl fence along the southern property line. 
2. A landscaping plan meeting the requirements of the Code of Ordinances must be provided. Additional 

landscaping plantings, including trees and shrubs, should be made at the entrance proposed for 
Southview Drive to minimize the visual impact of the new parking lot on neighboring homes. 
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Attachments: 

1. Revised Site Plan 
2. Report to Plan Commission 
3. Ordinance approving the First United Methodist Church parking lot expansion 
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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:  June 14, 2016 
PROJECT:   P2016-05: First United Methodist Church Parking Lot Expansion, Planned Use 
 
Location: 504 East Highway 50  
Owner/Applicant: First United Methodist Church 
Submitted: May 9, 2016 
 
Introduction 
The applicant and owner, First United Methodist Church, has filed an application requesting a parking lot expansion 
on an approximate 0.30-acre piece of land located between 900 Southview Drive and 501 Susan Court.  The parcel is 
contiguous with the main campus of First United Methodist Church and is currently zoned SR-1, Single-Family 
Residence Dwelling District.  The church is proposing to construct a 29 space parking lot and a curb cut onto Southview 
Drive on the currently vacant parcel. 
   
Existing Conditions 
Surrounding Zoning:   Surrounding Land Use: 

North: SR-1    North: Parsonage for First United Methodist Church 
East: B-1     East: Main campus of First United Methodist Church 
South: SR-1 South: Single-family residences in Southview Gardens    

            subdivision along Susan Court 
West:  SR-1 West: Single-family residences in Southview Gardens    

           subdivision along Southview Drive 
 
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.  While typically places of worship are identified in the Institutional land use category, 
places of worship are also allowed in single-family residential districts as a planned use.  Additionally, in the absence 
of an Institutional use, Single-Family Residential is an acceptable alternative land use.  Therefore, the proposed parking 
lot expansion is consistent with the Comprehensive Plan.   
 
Zoning Ordinance and Planned Use Ordinance:  The proposed development is subject to Article 6 Planned Uses of the 
Zoning Ordinance and requires a development plan.  The property is also subject to the SR-1, Single-Family Residence 
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Dwelling District requirements of Article 2 Zoning District Regulations.  Additionally, the project is subject to Article 7 
Parking and Loading.  The project, as proposed, meets all of the requirements of the City of O’Fallon Code of 
Ordinances.  
 
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 
Land Use:  The applicant is seeking approval to construct a 29 space parking lot expansion with access to Southview 
Drive on property owned by and adjacent to the First United Methodist Church campus.  The vacant parcel was initially 
created as part of the original Southview subdivision and has been vacant since then because it was owned by an 
adjacent homeowner, who several years ago sold the lot to the Methodist Church for their parking lot expansion. The 
parcel is currently vacant, and the expansion of the church’s parking lot into this lot requires a planned use approval. 
The church is proposing the parking lot to provide enough parking on-site for the congregation and not have to lease 
out parking across Highway 50 and pay for an O’Fallon police officer to assist with crossing Highway 50 on Sunday 
mornings. The applicant discussed multiple options of expanding the parking on-site and decided on an alternative that 
provides the most parking and that includes a new access point onto Southview Drive.  The proposed access point onto 
Southview Drive will enter Southview Drive directly across from the second house on the west side of Southview Drive.  
An alternative parking lot design which eliminates the access point to Southview Drive and provides a landscape buffer 
along Southview Drive might help minimize the modest impact of the parking lot on the surrounding single-family 
residences. This option was discussed with the church, who ultimately felt that having direct access to Southview Drive 
was the best solution for their parking and access management issues. 
 
Traffic Circulation/Parking  
Ingress and Egress:  The existing primary access to the property will remain on East Highway 50, with this new 
secondary access point to be constructed off of Southview Drive.  The proposed parking lot design provides the best 
on-site circulation for the church by not creating a dead end parking lot.  The new 24-foot access point is approximately 
150 feet (south) from Highway 50. Use of the proposed access point onto Southview Drive should be minimal, since 
the main entrances to the church are located on Highway 50. 
 
Parking:  The site will provide for 29 additional parking spaces for the church site.  The spaces are10’ x 19’ parking 
spaces with 24’ aisles (62’ modules), which complies with City regulations. The parking lot has meet the required 7-
foot setback off the property line.  The parking lot will be constructed of asphalt pavement consistent with City codes. 
 
Lighting:  The applicant is not proposing any additional lighting for the site.  There are a number of lighted spaces on 
the east side of the building for patrons that visit the church after dusk.  The lack of additional lighting will also help 
reduce the impact of the parking lot for the neighboring residential uses. 
  
Sidewalk:  The City’s Code of Ordinances requires concrete sidewalks within the street right-of-way and adjacent to 
the property line for all new development.  There is an existing sidewalk along Southview Drive that will be 
reconstructed and poured separately through the new entrance.  
 
Utilities and Drainage:  No utilities will be affected with the construction of the parking lot.  The proposed parking lot is 
required to provide a stormwater detention plan for the additional impervious surface. Currently the site drains directly 
into a drainage ditch along the southern property line of the church.  The design of the stormwater system will detain 
stormwater within the parking lot and slowly drain into the drainage ditch. The proposed parking lot addition is designed 
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and graded to flow to the southeast corner of the parking lot.  The water will pool in the parking lot and slowly release 
into existing drainage ditch through a small curb cut.  Additional rip rap is being provided to assist in slowing down the 
water flow and reduce the potential for erosion of the drainage ditch.  Actual detention pond sizes, grading, pipe sizes, 
and inlets will be engineered for final site approval.  All drainage plans must be reviewed and approved by the Public 
Works Department. 
 
Landscaping and Buffer Requirements:  The applicant is proposing to construct a vinyl fence along the southern 
property line where the parking lot is adjoining a single family residence.  Since the property to the north is owned and 
utilized as the parsonage for the church, the plan does not propose any additional fencing.  The parking regulations will 
require one tree and one shrub within each of the landscape islands and one tree every 50 feet along the north, south 
and west (Southview Drive) property lines. 
 
Review and Approval Criteria: Section 158.119 of Article 6 - Planned Uses lists several criteria for evaluating planned 
uses.  As presently designed: 

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 project meets all applicable zoning standards. 
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 proposed development provides for provisions for the necessary public services, such as a 
sidewalk along Southview Drive.  The parking lot does provide the required buffers and green 
spaces associated with a parking lot, meeting the 7-foot setback to neighboring property and 
providing landscape islands and plantings. 

3. The relationship and compatibility of the proposed plan to adjacent properties and the surrounding 
neighborhood. 

The proposed parking lot expansion may have some modest impact on a few of the homes on the 
west side of Southview Drive.. If the City Council is concerned about that, an alternative design 
would be to remove the access point onto Southview Drive and maintain a buffer or landscaping 
and/or fencing on the western property line adjacent to Southview Drive.   

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 Commercial Design Handbook is 
not applicable in this case. 

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. 
The parking lot expansion may not be a community need but is needed according to the church for 

their internal operations.  
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 as proposed will not impede the normal and orderly development and use of the 
surrounding property.  However, the development as proposed may have a modest impact on the 
use, enjoyment, or value of a few neighboring single family properties.  . 

8. The degree of harmony between the architectural quality of the proposed building and the surrounding 
neighborhood. 
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The proposed development does not include a building.  
9. The appropriateness of the minimum dimensions and areas of lots and yards set forth in the applicable 

zoning district regulations. 
The proposed development meets the area-bulk requirements set forth in the SR-1 Single-Family 
Residence Dwelling District and the Parking and Loading requirements of the Code of Ordinances. 

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

1. A vinyl fence along the southern property line. 
2. A landscaping plan meeting the requirements of the Code of Ordinances must be provided. Additional 

landscaping plantings, including trees and shrubs, should be made at the entrance proposed for 
Southview Drive to minimize the visual impact of the new parking lot on neighboring homes. 

   
Attachments 
Attachment 1 – Project Application 
Attachment 2 – Zoning Map 
Attachment 3 – Land Use Map 
Attachment 4 – Site Plan 
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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 20, 2016 
SUBJECT: P2016-06: 8676 E. Highway 50 Boat, RV and Vehicle Storage - Planned Use 
 
 
Recommendation 
The Planning Commission held a public hearing on the above referenced application at their June 14, 2016 meeting.  
At the Public Hearing, a concern over whether the storage lot should have to install a dust-free surface or an 
asphalted surface. The Commission discussed the storage use and a motion was made and seconded to approve 
the storage lot, subject to staff recommended conditions and amended Condition #7 to restrict the use of the storage 
lot to boats, RVs and personal vehicles.  The motion to approve the planned use for 8676 East Highway 50 passed 
with a vote of 6-ayes and 0-nay.   
 
Annexation 
In addition to the requested Planned Use for Boat, RV and Vehicle Storage on the property, the petitioners, Thomas 
Williams and James Ford, have filed an application requesting annexation into the City of O’Fallon.  The property is 
currently adjacent to the City of O’Fallon municipal limits.  As a part of the annexation into the City the petitioners 
have agreed to a number of the conditions of the planned use as outlined below.   
 
Project Background and Summary 
The applicants and owners, Thomas Williams and James Ford, have filed an application requesting approximately 
0.74-acre of land located at 8676 East Highway 50, currently zoned in St. Clair County as A, Agricultural Industry 
District, be annexed and zoned to B-2(P), Planned General Business District, for a proposed boat, RV and vehicle 
storage center.  The property has a 2,500 square foot building, which in the future may be used for indoor storage, 
but will be required to meet existing city occupancy, building and fire codes prior to being used for storage.   The 
property was formerly used as a tow lot.  The property is currently being used for a boat, RV and vehicle storage 
center, but was denied the proper zoning approvals from St. Clair County.  The applicant is requesting to annex to the 
city and keep the boat, RV and vehicle storage center open.    
The applicant is proposing to construct a wood or vinyl fence along the side property lines, extending the length of the 
storage area, as well as along the front to the entrance gate, which will remain chainlink.  Additional improvements 
proposed for the site include an asphalted entrance and an approximately 22,000 square foot asphalt storage area to 
be constructed with a dust-free material.   
Please see the attached Plan Commission Project Report for more detailed information on the proposal. 
 
Staff Recommendation 
Staff recommends approval of the project with the following conditions: 
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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. The metal sided building is permitted to remain as constructed. 
3. A wood or vinyl fence along the side property lines, extending the length of the storage area; 
4. The entrance must be asphalted. 
5. The storage area and drives must be constructed of a dust-free material.  
6. A 20-foot utility easement shall be granted to the City along the northern property line. 
7. In addition to the improvements required the items stored on-site are restricted to boats, RVs and 

personal vehicles.  The items must be stored in an orderly manner and all items must be must be 
operational and licensed.  

8. Any new building or change in use of the existing use would need to be reviewed and approved by the 
city consistent with applicable laws.  

 
Attachments: 

1. Report to Plan Commission 
2. Ordinance  
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ANNEXATION AGREEMENT 

 
This Annexation Agreement (Agreement) is made and entered into this _____ day of  _______________ 2016, by 
and among Thomas Williams and James Ford (“Owner”) and the City of O’Fallon (the “City”) a municipal 
corporation organized and existing under and by virtue of the laws of the State of Illinois by and through its Mayor 
and City Council (collectively, “Corporate Authorities”). 
 

RECITALS 

 
A. Owner is the owner of record of a certain parcel of real property situated in St. Clair County, 

Illinois, which is adjacent to the City and is more particularly described in Exhibit “A” attached hereto and made a 
part hereof (the “Development Parcel” or “Subdivision”).   
 

B. The Development Parcel consists of approximately 0.77 acre +/- and adjoins, abuts, and is 
contiguous to the corporate limits of the City and is proposed for a commercial development known as O’Fallon 
Boat and RV Storage. 
 

C. The Development Parcel has not been annexed to any municipality, is currently situated within 
unincorporated St. Clair County, Illinois.  
 

D. The Development Parcel constitutes of territory that is contiguous to and may be annexed to the 
City, as provided under Section 7-1-1, et seq., of the Illinois Municipal Code, 65 ILCS 5/7-1-1, et seq. 
 

E. Developer desires to have the Development Parcel annexed to the City, on the terms and 
conditions provided herein and to qualify for such benefits or services as such annexation may so entitle it. 
 
 F. The Corporate Authorities, after due and careful consideration, have concluded that the annexation 
of the Development Parcel to the City would further the orderly growth of the City, enable the City to control the 
development of the Development Parcel, and serve the best interests of the City. 
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 G. Pursuant to the provisions of 65 ILCS 5/11-15.1-1, et seq., a proposed Annexation Agreement, in 
substance and form the same as this Agreement, was submitted to the Corporate Authorities and a public hearing 
was held thereon pursuant to notice, all as provided by statute and the ordinances of the City. 
 
 H. Any fire protection district, library district, and other entity or person entitled to notice prior to 
annexation of the Development Parcel to the City has been given notice thereof by the City as required by law. 
 
   
 NOW, THEREFORE, in consideration of the premises and the mutual covenants and agreements herein 
contained, and in compliance with the ordinances, codes, and regulations of the City in effect as of the date hereof, 
or as may hereinafter be enacted, the parties hereto hereby agree as follows: 
 

1. Statutory Authority.  The Parties hereto enter into this Agreement pursuant to and in accordance 
with the provisions of 65 ILCS 5/11-15.1-1, et seq. 

 
2. Annexation.  

 
(a) Concurrent with this Agreement, Developer has filed with the City Clerk a Petition for 

Annexation of the Development Parcel to the City, conditioned on the terms and provisions of 
this Agreement, which petition has been prepared, executed, and filed in accordance with 65 
ILCS 5/7-1-8, and the ordinances and other requirements of the City.  A copy of said Petition 
is attached hereto and made a part hereof as Exhibit “B” and shall be binding on and 
effective as to all successors and assigns to any portion of the Development Parcel.  To the 
extent that the Parcel is not yet contiguous to the City, Owner agrees to execute a Petition for 
Annexation as may be required by the City.       

 
(b) Developer has filed with the City Clerk a Preliminary Plat of Annexation, which contains an 

accurate map of the Development Parcel and all of its phases, which is attached hereto and 
made a part hereof as Exhibit “C” (“Preliminary Plat”). 

 
(c) Subject to the terms of this Agreement, the Corporate Authorities shall hereinafter enact an 

ordinance annexing the Development Parcel to the City (“Annexation Ordinance”), which 
ordinance shall attach the Preliminary Plat. 

 
3. Rezoning. Within thirty (30) days of the Development Parcel becoming contiguous to the City, 

the City shall do the following:  
(a) The City shall adopt an ordinance repealing the existing St. Clair County zoning presently 

ascribed to the Development Parcel. 
 

(b) The City shall adopt an ordinance zoning classifying the Development Parcel as B-2(P) (as 
defined by City Ordinance on such date as the City approves the terms of this Agreement) as 
shown on the Planned Use application.  The parties acknowledge that prior to the date and 
execution of this Agreement, such public hearings as are necessary to enable the City lawfully 
to grant said zoning classification as to the Development Parcel will have been conducted 
upon proper notice.  
 

(c) The City shall adopt an ordinance pursuant to the provisions of the City’s Code of Ordinances 
(1) approving the final land use (“Planned Use”) of the Development Parcel, which plat shall 
be substantially similar with the Preliminary Site Plan attached as Exhibit “C” hereto and 
made a part hereof; and (2) expressly permitting development of the Development Parcel in 
accordance with the Preliminary Site Plan. 
 

(d) Except as provided herein, all changes in land use or related activity on the Development 
Parcel shall be subject to the applicable ordinances and laws authorizing or regulating such 
change or activity. 
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 4.  Water Supply and Sewer Service. From the effective date of this Agreement, the City shall supply, or 
continue to supply, fresh, potable water and sewer service (if applicable and when available) to the Parcel in 
quantities and pressure sufficient in all respects to serve the needs of the Parcel and the persons therein and subject 
to otherwise applicable usage charges, fees and regulations, provided that any change in the use of the property is 
subject to and in compliance with the provisions of the City’s ordinances and regulations, whether prior to or after 
annexation the effective date of the annexation.    

 
(a) At the time of this agreement, the building on site is currently only utilized to store boats and vehicles 

and no sewer or water are necessary with the annexation of the property.  If at any point the building 
will be occupied the owner shall utilize City water. 

 
(b) Should the building become occupied, the owner shall utilize City sewer service if available.  If public 

sewer service is not available, the site shall provide private sanitary sewer on-site, subject to all local, 
state and federal laws.  

  
 5.  Miscellaneous 
 

(a) This Agreement shall be effective for a term of twenty (20) years from the date hereof, provided that 
the obligations to the City shall survive such termination to the extent not inconsistent with 65 ILCS 
5/11-15.1-1. 

 
(b) The Parcel shall be subject to all laws, codes, ordinances, fees, annexation fees, taxes, usage charges, 

and regulations of the City, now existing or as may hereinafter be amended, enacted or enforced,  and 
nothing herein shall be interpreted to limit the enforceability or application of such; provided that the 
required annexation fee of $2250 per unit shall NOT apply to the Parcel and be required to be paid 
until the Parcel is rezoned at the request of the property owner or the Parcel is developed as a new 
subdivision. 

 
(c) This Agreement and the obligations of Owner hereunder shall be a covenant that shall run with the 

land, shall be a provision of any sale or other contract for transfer of interest in the Parcel, and may be 
recorded. 

 
(d) Upon annexation, the parcel shall be zoned to the City zoning classification equivalent to the County 

zoning in place at the time of the annexation.  The Owners shall retain the right to petition to rezone 
their property, pursuant to the laws of the City, during the term of the agreement.  The City agrees that 
it will not seek to rezone the Parcel to another zoning district classification without the written petition 
of the Owners for the duration of the agreement. 
 

(e) The existing boat / RV / vehicle storage facility presently located on the property would be permitted 
to remain, with the following improvements to the property;  

 
(1) a wood or vinyl fence along the side property lines, extending the length of the storage area; 
(2) the entrance must be asphalted; and 
(3) the storage area and drives must be constructed of a dust-free material.  
(4) In addition to the improvements required the items stored on-site must be stored in an orderly 
manner and all items must be must be operational and licensed. Any new building or change in 
use of the existing use would need to be reviewed and approved by the city consistent with 
applicable laws.  

 
(f) Should the building become occupied, the building shall be inspected and an occupancy permit shall 

be required by the City. 
 

(g) The undersigned persons whether signing individually, on behalf of a municipal corporation, or by an 
attorney-in-fact warrant themselves: (i) to be of lawful age, (ii) to be legally competent to execute this 
Agreement, (iii) to be fully authorized to execute this Agreement on behalf of themselves or the 
municipal corporation indicated below, and (iv) to have signed this Agreement on their own behalf or 
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on behalf of such municipal corporation as their own free acts and deeds and/or the free acts and deeds 
of such municipal corporation after opportunity to consult with legal counsel. 

 
(h) The City may terminate this Agreement prior to effective date of the Annexation on written notice to 

the Owner if deemed by the City appropriate in the public interest, in which event the obligations of all 
parties pursuant to this Agreement shall thereafter cease.  

 
 IN WITNESS WHEREOF, the parties hereto have caused this Agreement to be executed as of the day and 
year first above written. 
 

     CITY OF O’FALLON 
      A Municipal Corporation, 
ATTEST:     County of St. Clair 

 State of Illinois 
 
 
By:______________________  By:_____________________________    
           
Name: ___________________  Name: __________________________ 
 
Title: ____________________  Title: ___________________________ 
 
 
 
 
 
 
 
 
OWNER:            
__Thomas Williams_______    State of Illinois 
 
OWNER 
ATTEST:      County of St. Clair 
 
By:____________________________________  This instrument was acknowledged before me on 
       _________________________ by Thomas Williams. 
Name: _________________________________   
       _________________________________________ 
Title: __________________________________  Notary Public 

 
 
 
 
 
OWNER:            
__James Ford_______     State of Illinois 
 
OWNER 
ATTEST:      County of St. Clair 
 
By:____________________________________  This instrument was acknowledged before me on 
       _________________________ by James Ford, 
Name: _________________________________   
       _________________________________________ 
Title: __________________________________  Notary Public 
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LIST OF EXHIBITS 
 
A.  Legal Description of Parcel 
 
B.  Annexation Petition 
 
C.  Plat of Annexation 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 
EXHIBIT A 

LEGAL DESCRIPTION OF PARCEL 
 
 

A. 8676 Highway 50, Lebanon, IL 62254: OFALLON TWP SEC 27 LOT/SEC-27-SUBL/TWP-2N-BLK/RG-
7W EX PT FOR RD PT LT 6A DOC A02426624 
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EXHIBIT B 
PETITION FOR ANNEXATION 

 
PETITION FOR ANNEXATION 
 
TO THE MAYOR AND CITY COUNCIL 
OF THE CITY OF O’FALLON 
ST. CLAIR COUNTY, ILLINOIS 
 
 The undersigned Petitioners hereby respectfully petition to annex to the City of O’Fallon, St. Clair County, 
Illinois, the territory described on the attached “Exhibit A” and states as follows: 
 
PARCEL NUMBER(S): 04-27.0-401-012 
 
ADDRESS(ES): 8676 Highway 50, Lebanon, IL 62254 
 
 1.  The territory hereinbefore described is not within the corporate limits of any municipality. 
 
 2.  The territory hereinbefore described is contiguous to the City of O’Fallon, St. Clair County, Illinois. 
 
 3.  There are 0 electors residing on the territory hereinbefore described. 
 
 4.  The Petitioners are the sole owners of record of all land within the territory hereinbefore described, and 
it has also executed this Petition as such owners. 
 
 5.  This Petition is conditioned on the provisions of a certain Annexation Agreement between the City of 
O’Fallon by and through its Mayor and City Council and Petitioners. 
 
 WHEREFORE, Petitioner respectfully requests that the corporate authorities of the City of O’Fallon, St. 
Clair County, Illinois, annex the territory hereinbefore described to the City of O’Fallon in accordance with the 
provisions of this Petition and in accordance with the law in such case made and provided. 
 
DATED:        
 
OWNER:      PRINT: Thomas Williams 
 
State of Illinois 
County of St. Clair 
SUBSCRIBED AND SWORN to before me this          day of                           ,2016. 
 
 
      
      Notary Public 
 
DATED:        
 
OWNER:      PRINT: James Ford 
 
State of Illinois 
County of St. Clair 
SUBSCRIBED AND SWORN to before me this          day of                           ,2016. 
 
 
 
      
      Notary Public 
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EXHIBIT C 
PLANNED USE PLAN 

 



 

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  

 
I : \ P  &  Z \ Z O N E F I L E \ P e t i t i o n e r  F i l e s \ 2 0 1 6 \ 8 6 7 6  H i g h w a y  5 0  -  B o a t  &  R V  S t o r a g e  ( P 2 0 1 6 - 0 6 ) \ 8 6 7 6  E a s t  H w y  5 0  

B o a t  a n d  R V  S t o r a g e  -  P r o j e c t  R e p o r t  6 - 1 4 - 2 0 1 6 . d o c x  
 

 
 
 

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:  June 14, 2016 
PROJECT:   P2016-06: 8676 E. Highway 50 Boat, RV and Vehicle Storage, Planned Use 
 
Location: 8676 East Highway 50 
Owner/Applicant: Thomas Williams and James Ford 
Submitted: May 18, 2016 
 
Introduction 
The applicants and owners, Thomas Williams and James Ford, have filed an application requesting approximately 
0.74-acre of land located at 8676 East Highway 50, currently zoned in St. Clair County as A, Agricultural Industry 
District, be annexed and zoned to B-2(P), Planned General Business District, for a proposed boat, RV and vehicle 
storage center.  The property has a 2,500 square foot building, which in the future may be used for indoor storage, but 
will be required to meet existing city occupancy, building and fire codes prior to being used for storage.   The property 
was formerly used as a tow lot.  The property is currently being used for a boat, RV and vehicle storage center, but 
was denied the proper zoning approvals from St. Clair County.  The applicant is requesting to annex to the city and 
keep the boat, RV and vehicle storage center open.    
The applicant is proposing to construct a wood or vinyl fence along the side property lines, extending the length of the 
storage area, as well as along the front to the entrance gate, which will remain chainlink.  Additional improvements 
proposed for the site include an asphalted entrance and an approximately 22,000 square foot asphalt storage area to 
be constructed with a dust-free material.   
Existing Conditions 
Surrounding Zoning:   Surrounding Land Use: 

North: I     North: Industrial uses across Highway 50. 
East: B-2(P)     East: Commercial storage building 
South: Unincorporated   South: Agricultural 
West:  Unincorporated, I   West: Agricultural / Weil- Lombardo Trailer Sales 
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Applicable Ordinances, Documents and Reports 
O’Fallon Comprehensive Plan:  The O’Fallon Comprehensive Plan Future Land Use Map depicts the subject property 
as Business/Industrial Park, which is consistent with the proposed project.   
 
Zoning Ordinance and Planned Use Ordinance:  The proposed development is subject to Article 6 Planned Uses of the 
Zoning Ordinance and requires a development plan.  The property is also subject to the B-2, General Commercial 
District requirements.  The project, as proposed, meets all of the B-2 District requirements; lot and yard dimensions, lot 
coverage and height 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. 
 
Discussion Points/Issues 
Land Use:  The applicant is seeking approval to operate a boat, RV and vehicle storage center. The center will not have 
an on-site office and the renters will receive a code to access the storage center at any time.  The subject property was 
previously used for a tow lot in St. Clair County and is zoned A, Agricultural Industry District.  The applicant transitioned 
the land use from the tow lot to the storage center and received violation notices from St. Clair County. The applicant 
applied for and was denied the necessary approvals from St. Clair County to operate a boat, RV and vehicle storage 
center.  The applicant then discussed with City staff annexing the property into the City of O’Fallon.  Staff discussed the 
use of the property as a boat, RV and vehicle storage lot and deemed it similar, if not less intense than a tow lot.  The 
existing surrounding land uses are predominantly industrial and agricultural in nature, thus the existing land uses should 
not be impacted by the proposed boat, RV and vehicle storage center.     
 
Traffic Circulation/Parking  
Ingress and Egress:  Access to the property will remain where existing off of East Highway 50. However, the applicant 
has agreed to improve the entrance from the existing gravel entrance to an asphalted entrance.  Since the entrance 
accesses Highway 50, the applicant will need to receive the necessary permits for improvement of the entrance from 
IDOT.  Additionally, the entrance is over 75 feet from Highway 50 to the gated entrance to the storage lot thereby 
allowing ample room for a vehicle towing a boat or camper to pull off the highway while accessing the storage center. 
 
Parking:  The site will provide for 12 rental spaces along the eastern property line and there will be 15 rental spaces 
along the western property line.  The site currently has a gravel parking area, which will be required to be improved to 
a dust-free material (i.e., millings or oil and chip). There will not be any on-site transactions, thus there is no need for 
dedicated parking spaces for customers.  It should be noted that since the site is existing and in a non-conforming 
state, the proposed development brings the site into much greater compliance with City codes. If the site was a 
“greenfield” being newly developed, or if the existing site was to be completed scraped, graded, and redeveloped, it 
would be expected to fully comply with City codes regarding asphalting all proposed parking, driving, and storage 
areas.  However, since the site is existing, non-conforming, and not being fully redeveloped, staff believes that the 
major improvements the applicant is making will bring the site into greater compliance with City codes. 
 
Lighting:  The applicant is not proposing any additional lighting for the site.  There is an existing dusk to dawn light on 
the east side of the parking lot that provides some lighting of the storage area. 
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Sidewalk:  The City’s Code of Ordinances requires concrete sidewalks within the street right-of-way and adjacent to 
the property line for all new development.  Given the location of the property, staff supports the developer’s request 
for a variance to waive the requirement to construct sidewalks along the proposed development’s property lines.   
 
Utilities and Drainage:  Currently the property does not have City water, however a 6” water line at the northwest corner 
of the property.  Additionally, subject property is not connected to the municipal sanitary sewer, however there may be 
a potential to extend municipal sewer service and a 20’ utility easement along the front of the property would be 
beneficial. Since the proposed development will not have any on-site office there will not be a need to provide sewer or 
private on-site sewage disposal system, at this time.  Should the building become used for storage or office, there may 
be additional utility requirements necessary to meet all applicable building/City codes.  
 
Building: There is an existing metal building that is located in the southeast corner of the property and is proposed to 
remain as constructed.  
 
Landscaping and Buffer Requirements:  The applicant is proposing to construct a wood or vinyl fence along the side 
property lines, extending the length of the storage area, as well as along the front to the entrance gate, which will remain 
chainlink. Due to the subject property’s location and the existing surrounding agricultural and industrial uses, the 
proposed landscaping and buffer requirements (fence treatment) is designed to present a finished and decorative 
appearance on all sides, while limiting the views into the storage center. 
 
Signage:  The applicant has not proposed any signage at this point.  However, they have discussed placing a sign on 
the fence once construction is complete.  All signage will have to meet the City’s signage regulations.  No sign variances 
are requested.   
 
Hours of Operation:  The applicant has stated that the storage lot will be accessible to renters 24-hours a day 7-days a 
week. 
 
Review and Approval Criteria: Section 158.119 of Article 6 - Planned Uses lists several criteria for evaluating planned 
uses.  As presently designed: 

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 project meets all applicable zoning standards, with the exception of sidewalk construction. 

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 proposed development will not have a significant impact on traffic and makes the adequate provisions 
for public services. 

3. The relationship and compatibility of the proposed plan to adjacent properties and the surrounding 
neighborhood. 
The conversion from a tow lot to a boat, RV and vehicle storage lot should not negatively affect adjacent 
properties. The comprehensive plan has indicated this as an area for business and industry. 

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 Commercial Design Handbook is not 
applicable in this case. 

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. 
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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 existing 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 meets the area-bulk requirements set forth in the B-2 General Business District. 

 
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. The metal sided building is permitted to remain as constructed. 
3. A wood or vinyl fence along the side property lines, extending the length of the storage area; 
4. The entrance must be asphalted. 
5. The storage area and drives must be constructed of a dust-free material.  
6. A 20-foot utility easement shall be granted to the City along the northern property line. 
7. In addition to the improvements required the items stored on-site must be stored in an orderly manner 

and all items must be must be operational and licensed. Any new building or change in use of the existing 
use would need to be reviewed and approved by the city consistent with applicable laws.  

.   
Attachments 
Attachment 1 – Project Application 
Attachment 2 – Zoning Map 
Attachment 3 – Land Use Map 
Attachment 4 – Site Plan 
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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, Community Development Director 
DATE:  June 27, 2016 
SUBJECT:   Off-Site Sign Agreement – East State Street (1st Reading)
 
Background 
There is an existing sign at the intersection of Behrens Avenue and East State Street advertising the Hut and Steve’s 
Auto Body on City owned property. When the sign was originally erected it was not in violation of the City’s zoning 
code and is considered grandfathered.  However the sign is located in the site triangle and creates a potential traffic 
hazard for drivers turning onto State Street.   
 
In August 2009, in order to obtain a sewer easement from Steve’s Auto Body and the Hut, the City agreed to allow 
commercial establishments in the area of the Behrens Avenue sewer project to have off-site signage on the City 
owned property provided the signage would meet the City’s sign ordinance.  The agreement between the three 
parties outlines the responsibility of the commercial establishments and requires the existing sign to be remove, the 
new sign must be located outside of the site triangle, must remain in good condition and all parties must be annexed 
into the City of O’Fallon (The City is in the process of annexing the Carson – Behrens area).  The agreement also, 
removes any liability of the City for any damage to the sign. 
 
 
Staff Recommendation 
Staff recommends approval of the agreement subject to the conditions stated in the agreement. 

 
Attachment: 
Agreement 
Existing Sign 
 



AGREEMENT FOR OFF SITE SIGNAGE  

 

 WHEREAS, this Agreement made the date set forth hereafter, by and 
between the City of O’Fallon, Illinois, a Municipal Corporation, (“City”), Steve’s 
Auto Body (“Steve’s”), Marty Poepping d/b/a The Hut (“Hut”) and Preferred 
Plumbing (“Preferred”); and 

 WHEREAS, the City owns a certain parcel of real estate at the northeast 
corner of East State Street and Behrens Ave., (“Property”); and  

 WHEREAS, Steve’s and the Hut currently maintain off site signage on 
Property; and  

 WHEREAS, Steve’s, the Hut and Preferred have prior hereto entered into 
certain Pre-Annexation Agreements with City; and  

 WHEREAS, the Pre-Annexation Agreements of Steve’s and the Hut provides 
that their existing signage would remain on the Property where now located; and 

 WHEREAS, the Pre-Annexation Agreements allow for replacement of the 
existing signage consistent with local law; and  

 WHEREAS, the existing signage is currently contrary to City’s sign 
ordinance in that it is located within the line of site triangle on the Property, thereby 
creating a potential traffic hazard; and 

 WHEREAS, the existing signage at the time of original installation was not 
in violation of the City’s zoning code and is “grandfathered”; and 

 WHEREAS, on August 28, 2009, in order to obtain a sewer easement from 
Steve’s and the Hut, the City agreed to allow commercial establishments in the area 
of the Behrens Ave sewer project to have off site signage on the Property provided 
the signage would meet the City’s sign ordinance requirements; and  

 WHEREAS, it would be in the interest of the health, safety and welfare of 
the residents of the City that the existing signage of Steve’s and the Hut be removed 
from its current location in the line of site triangle, which line of site triangle is 
established by the City’s Zoning Ordinances; and 



 WHEREAS, Steve’s and the Hut have agreed to remove their existing 
signage and replace it with other signage outside of the line of site triangle and which 
would include signage for Steve’s, the Hut and Preferred.  

 NOW THEREFORE, in consideration of the mutual covenants contained 
herein the parties agree as follows. 

 1. The City will allow Steve’s, the Hut and Preferred to erect, on the 
Property outside of the line of site triangle, one sign, as depicted on the rendering 
which is attached hereto as Exhibit “1”.  

 2. Prior to or at the time of erecting their signage, Steve’s, the Hut and 
Preferred will, at their costs, remove the existing signage from the Property and 
repair any damage to the Property resulting from the sign’s removal.  

 3. Steve’s, the Hut and Preferred acknowledge and agree that no further 
or additional signage will be permitted on the Property and that once installed the 
permitted signage will not be altered or changed in any way without prior written 
approval of the City. At all times after the new signage is constructed, Steve’s, the 
Hut and Preferred, will individually and jointly be liable to keep and maintain the 
signage in good condition and repair. 

 4. Should, in the determination of the City, the signage not be maintained 
in good condition and repair, Steve’s, the Hut and Preferred shall, when requested 
in writing by the City, remove the sign from the Property. Should the parties fail to 
do so the City shall be authorized to remove the signage with all costs of removal 
and disposal to be chargeable to and paid by Steve’s, the Hut and Preferred severally 
and jointly.  

 5. Steve’s, the Hut and Preferred jointly and severally shall indemnify the 
City and hold harmless its administrators, employees, officers and representatives 
from any liability for bodily injury and property damage to a third party resulting 
from coming into contact with the signage or the signage being on the Property. 

 6. This Agreement is contingent upon the City annexing each of the 
properties of Steve’s, the Hut and Preferred as per their respective Annexation 
Agreements. Should the City permit the signage to be installed prior to annexation 
of all three properties and the parties not annex their properties to the City, the 
signage shall immediately be removed by Steve’s, the Hut and Preferred. If the 
signage is not removed accordingly, the City shall remove and dispose of the signage 
at costs to Steve’s, the Hut and Preferred.  



7.  Steve’s, the Hut and Preferred acknowledge that the signage, if located 
on the City’s Property as aforementioned, shall be at the sole risk of each of the 
parties and the City shall not be responsible for any damage to the signage regardless 
of the cause.  

8. Steve’s, the Hut and Preferred acknowledge and agree that should either 
the roadway surface for Behrens Dr. or the roadway surface for East State Street be 
widened from its current placement in such a manner and to a point whereby the sign 
would then be in a new line of site triangle, Steve’s, the Hut and Preferred shall, 
immediately upon request of the City, at their expense, move the sign to a point 
outside of the new line of site triangle at a location approved by the City.  

9. All notices and demands required by this lease agreement shall be in 
writing and shall be delivered by hand or by certified mail, return receipt requested, 
addressed to the parties herein at the addresses set forth hereafter or at such other 
address as may be designated in writing: 

 

City of O'Fallon    Steve’s Auto Body 
255 South Lincoln    ___________________  
O'Fallon, IL 62269    ___________________  
Attn: City Clerk     

      Marty Poepping 
      ___________________ 
      ___________________ 
       

      Preferred Plumbing 
      ___________________ 
      ___________________ 
 

10. 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. 



 

11. This Agreement may be executed in multiple counterparts, each of 
which shall constitute one and the same instrument. 

12. This Agreement is binding on the successors and assigns of Steve’s, 
The Hut and Preferred. 

City of City     Steve’s Auto Body 

 

By:________________________  By:______________________ 
  Mayor       Date      Date 

       The Hut 

 

       By:______________________ 
            Date 

       Preferred Plumbing 

 

       By:______________________ 
            Date 

     



EXHIBIT 1 

 

PROPOSED SIGN 
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