
O’FALLON PLANNING COMMISSION 

AGENDA 

TUESDAY, AUGUST 25, 2015 @ 6:00 P.M. 

O’FALLON CITY HALL - 255 SOUTH LINCOLN AVENUE 

1. Call to order by Chairman. 
2. "Pledge of Allegiance to the Flag." 
3. Roll Call and Establishment of Quorum. 
4. Reading and approval of the minutes of the previous meeting. 
5. Recognition of visitors and their purpose. 
6. Unfinished Business 
7. Public Hearings –  

a. (S15-08 and P2015-09) – Zoning Amendment to SR-2 and Preliminary Plat 
for the residential subdivision Parkview Meadows, an 18.18 acres residential 
subdivision consisting of 49 lots.  The property is generally located on the 
east side of Obernuefemann Road, 0.25 mile north of West State Street.  The 
petitioner is Chris Matteo, Fulford Homes. 

b. (S15-09 and P2015-10) – Zoning Amendment to SR-1B (upon annexation) 
and Preliminary Plat for the residential subdivision Illini Trails 3rd Addition, a 
24.88 acres residential subdivision consisting of 57 lots.  The property is 
located at the southwest corner of Lincoln Avenue and Kyle Road.  The 
petitioner is Chris Matteo, Fulford Homes. 

c. (P2015-11) – Text Amendment to Title XV Land Use, Chapter 158 – Zoning 
of the Code of Ordinances regarding garages/storage structures attached to 
the principle residential structure. 

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

July 14, 2015 
 

Chairman Larry Sewell called the meeting to order at 6:00 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, present; Rebecca Pickett, present; Joe Rogers, present; Ray 
Rohr, excused; Larry Sewell, present. A quorum was declared present by Sewell.  
 
MINUTES:  Motion was made by Rogers and seconded by Baskett to approve the 
minutes of April 28, 2015.  All Ayes.  Motion carried. 
 
Sewell welcomed everyone and the Planning Commission members introduced 
themselves.  Present were Community Development Director Ted Shekell and Senior 
City Planner Justin Randall.  Also present in the audience was City Alderman Herb 
Roach.  Sewell gave an overview of the process that would be followed for the evening.   
 
UNFINISHED BUSINESS:  None. 
 
PUBLIC HEARINGS: 
 
(S15-05 and P2015-06) – Zoning Amendment to SR-1 (upon annexation) and 
Preliminary Plat for the residential subdivision Bethel Farms, a 101.6 acres 
residential subdivision consisting of 101 lots.  The property is generally located 
north of Bethel Road and west of Bowler Road.  The petitioner is Richard J. Gorazd 
 
Public hearing was opened at 6:03 p.m.   Randall presented an overview of the project 
and staff report.  A map of the subject and surrounding properties and their zoning was 
shown.  The proposed development is consistent with the Comprehensive Plan. Randall 
highlighted various points and issues from Staff’s Project Report dated July 14, 2015: 

• Concept of future roadway design lay-put and water and sewer outlined in 
previously approved annexation agreement with the developer. 

o Variance request for length of cul-de-sac due to topography 
• Diverse topography of the property influencing the layout of the streets, lots, 

detention areas, and increased number of cul-de-sacs, 
• Stub street locations 

 
Shekell explained the City’s block length restrictions are in place for the benefit of public 
services and residential access. 
 
Rogers asked about slope of the driveways and roadways.  Shekell indicated the existing 
privately developed lots in this area have steep-grade driveways and were approved 
under St. Clair County jurisdiction.  Roads within this development cannot exceed the 
maximum 8% slope allowed by City standards. 
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Keeler asked about the 100 year flood plain.  Randall reported those areas had been 
noted and the developer will have to work with FEMA to ensure the homes are built 
outside of the floodplain or those areas would have to be placed in outlots.  
 
Public comments were opened at 6:17 p.m.     
 
Rich Gorazd, applicant, was sworn in.  Gorazd stated the land was purchased in 2004 
and development was put on hold during the recession.  Economic changes have made it 
more feasible to proceed with development at this time.  Minimal density is proposed.  
Naturally flat land was ideal for placement of roadways.  75 of 100 lots will be wooded.  
Gorazd made it clear that they are cognizant of the impact on adjoining properties.   
 
Steve Noblitt, adjoining property owner, was sworn in.  Noblitt asked about the stub-street 
and drainage along the southern line of the proposed development.  Noblitt noted there is 
nothing wrong with drainage now. 
 
David Claxton, engineer with Sherbut, Carson, Claxton, LLC, was sworn in.  Claxton 
testified they designed drainage from the middle of the homes towards the streets will be 
directed to the storm sewer system and diverted to the detention basin.  From the rear of 
the home, drainage would be dispersed into the rear yard grassy areas which have a 
much lower run-off factor than the farm fields present now.  Drainage should be improved 
from where it is now. 
 
Gorazd recollected similar concerns were made when Cobblestone Ridge was proposed.  
Because of the professionally designed development, drainage patterns are better now 
than they were before.   
 
Gorazd stated the stub-street on the south side of the development runs the length of the 
lot to which it is adjacent.  Shekell echoed Gorazd statement that the City’s code requires 
stub-streets to adjacent properties in the event of future growth, if the topography permits 
potential future connection. 
 
David Lawrence was sworn in.  Lawrence stated concerns with construction runoff and 
stressed maximum protection is necessary.  Gorazd stated the existing pond is in one of 
the proposed detention areas.  The pond will have to be drained to ensure proper 
stormwater development throughout the project, but it will be drained at a controlled rate. 
 
Baskett asked about the City’s development oversight.  Shekell explained the City 
requires stormwater detention to be designed to accommodate a 100-year storm event.  
After the site is re-graded and built, the runoff is not to exceed at a rate as what it is 
presently.  The City has professional engineers and an outside drainage consultant, and 
the developer has a professional engineer whose purpose is to ensure there is no 
negative impact to the adjoining properties. 
 
Gorazd responded to Lawrence the approximate cost of homes in this development will 
be $450k median range and this subdivision has the most potential of all his 
developments with the large lots and low density. 
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Bob White, adjoining property owner, was sworn in.  White asked about the building 
material on the homes.  Gorazd replied they will be similar to the Cobblestone Ridge 
homes with 3-sides brick, minimum 2,000 sq. ft. homes, side-load garages, steep roofs, 
and maintenance-free fencing to name a few of the aesthetics.  The average lot is $100k. 
 
Public comments were closed at 6:36 p.m. 
 
Staff Recommendation: 
 
Randall read over the Staff Recommendation as follows: 
Staff recommends approval of the project, with the following conditions: 

• A variance to allow Jacks Bend to increase the maximum length of a dead end 
street from 800 feet to 1,682. 

• There will be a $2,250 annexation fee per house permit and the park dedication 
requirement is 1.71 acres with the requirement being fulfilled through a fee in lieu 
of land in the amount of $87,365, $865.00 per house permit. 

 
Baskett asked if the requested street variance was historically consistent.  Shekell 
relayed that while this may be a topic of City Council discussion, it is an obvious 
exception due to the topography, and Staff cannot justify recommending against the 
variance.  Randall compared the recommendation to the recently approved Reserves at 
Timber Ridge subdivision with similar topography. 
 
Motion was made by Baskett and seconded by Rogers to approve the Staff’s 
Recommendation. 
 
ROLL CALL:  Arell-Martinez, aye; Baskett, aye; Cavins, aye; Keeler, aye; Pickett, aye; 
Rogers, Aye; Sewell, aye.  All Ayes.  Motion to approve with conditions passed.     
 
The project moves to Community Development on July 27, 2015, at 6 p.m.  The public 
hearing was closed at 6:40 p.m. 
 
(P2015-07) - Zoning Amendment Subject to the Planned Development Ordinance to 
B-1(P) for a café with gaming and non-package alcohol sales.  The property is 
located at 729 West Highway 50, Suite C.  The petitioner is Gene Hebenstreit, Spin 
2 Win dba Steph’s Café 
 
Public hearing was opened at 6:40 p.m.   Randall presented an overview of the project 
and staff report.  A map of the subject and surrounding properties and their zoning was 
shown, along with a site photo taken by Staff.  The subject property is consistent with the 
Comprehensive Plan.  Randall highlighted various points and issues from Staff’s Project 
Report dated July 14, 2015. 
 
Randall explained that with the limited menu and serving alcohol, this video gaming café 
is determined to be more of a tavern / bar land use than a restaurant.  Video gaming 
establishment permit and liquor license will be required.  Randall continued that any 
additional tenant space will be limited to land use parked at 4 spaces per 1,000 sq. ft. 
similar to office-type uses. 
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Shekell pointed out that the activity of video gaming has been approved by City Council 
as a lawful activity, and while there may not be a community need determined in 
evaluating the criteria for planned uses, this use does meet the remaining factors and is 
overall balanced in meeting the City’s requirements.  Shekell also explained there is more 
scrutiny of video gaming being placed in taverns / bars than restaurants.  There are less 
restrictions of distance between restaurants (that serve alcohol and have video gaming) 
and schools and churches.   
 
Pickett asked if there are any other video gaming locations such as this, where video 
gaming is the primary use for the location in O’Fallon and Shekell responded that this is 
the first one but there likely will be more.   
 
Cavins and Sewell commented on the hours of operation, 6am – 1am, and that breakfast 
will be served.  Sewell continued that there is likely no food ordering requirement in the 
establishment. 
 
Baskett asked if this is similar to one in Fairview Heights and Shekell affirmed it is.  
Shekell also reported to Baskett that Fairview Heights has noticed no increase in criminal 
activity around the business since it began operation. 
 
Pickett asked if the location in Fairview Heights serves alcohol and Shekell replied the 
State requires a liquor license be in place for a video gaming license to be obtained.  
Pickett asked if there were any restrictions on times that alcohol can be served and 
Shekell reported the City has 7 or 8 kinds of liquor licenses and one of the classification 
factors is closing time. 
 
Shekell continued that the City had prohibition of gambling machines in O’Fallon.  After 
the referendum passed in April, the City Council abolished the prohibition and defaulted 
to the State law.  The State passed a law allowing gambling machines under certain 
circumstances which include local and state liquor licenses and video gaming licenses.  
There are currently 28 machines licensed in the City and likely there will be 3 or 4 more 
petitions coming forward similar to this location.   
 
Sewell asked if there were distance restrictions between similar establishments and 
Shekell responded that there currently are none.  Shekell also cited there are 47 facilities 
in the City with a liquor license that will allow for application of a video gaming license.  
Those facilities have principal uses other than video gambling which is ancillary.  This 
establishment’s primary use is video gambling which is why the project is being brought 
before the Planning Commission. 
 
Sewell summarized that the responsibility of the Commission is to respond with what is 
allowed, how it is allowed, and where.  Shekell stated there is residential across the 
street but those homes are up for auction and will likely not be residential use.  
Furthermore, the Comprehensive Plan has a Land Use of Office for those properties. 
 
Sewell asked if there was extra security required and Shekell responded there is not.  
Shekell continued that there is a maximum of 5 machines per State law. 
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Cavins expressed concern about stopping minors from entering the business.  Shekell 
replied it will be monitored as patrons must be at least 21 to enter the gaming area, or the 
establishment jeopardizes losing their liquor license. 
 
Public comments were opened at 7:00 p.m. 
 
Gene Hebenstreit, petitioner, was sworn in.  He has locations in Highland, Carlinville and 
Vandalia.  He usually has one employee at a time in the cafe.  They are very strict in their 
enforcement of no one underage admitted.  They require no extra police protection and 
do have cameras which are monitored regularly.  Hebenstreit proposes more food here 
than at his other locations and they are working with a reputable caterer.  
 
Public comments were closed at 7:03 p.m. 
 
Staff Recommendation: 
 
Randall read over the Staff Recommendation as follows: 
Staff recommends approval of the project, with the following conditions: 

• A liquor license will be required to serve alcohol at Steph’s Café.   
• A video gaming establishment permit will be required to have video gaming at 

Steph’s Café.   
• All video gaming activities shall comply with City of O’Fallon and state 

requirements. 
 
Motion was made by Rogers and seconded by Pickett to approve the Staff’s 
Recommendation. 
 
Sewell reminded the Commissioners that the citizens of O’Fallon have spoken through 
their vote (to allow gambling) and the responsibility of the Planning Commissioners is not 
to vote their personal opinion, but to vote for the betterment of the community as a whole.  
Sewell also noted there are establishments with video gaming machines in use presently. 
 
ROLL CALL:  Arell-Martinez, nay; Baskett, aye; Cavins, aye; Keeler, nay; Pickett, nay; 
Rogers, Aye; Sewell, aye.  Ayes- 4, Nays - 3.  Motion to approve with conditions passed.     
 
The project moves to Community Development on July 27, 2015, at 6 p.m.  The public 
hearing was closed at 7:07 p.m. 
 
(S15-06 and (P2015-08) – Zoning Amendment Subject to the Planned Development 
Ordinance to MR-1(P) and preliminary plat for Resubdivision of Lake at St. Ellen 
Plaza, a proposed 10-lot residential subdivision for duplexes located east of Old 
Collinsville Road, south of Lake St. Ellen Drive.  The petitioner is Lake St. Ellen, 
LLC. 
 
Public hearing was opened at 7:07 p.m.  Randall presented an overview of the project 
and staff report.  A map of the subject and surrounding properties and their zoning was 
shown, along with a site photo taken by Staff.  The proposed development is consistent 
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with the Comprehensive Plan.  Randall highlighted various points and issues from Staff’s 
Project Report dated July 14, 2015. 
 
Baskett inquired about the berm requirement.  Randall stated there is a 30’ landscaped 
berm requirement on the Old Collinsville side of the development.  Shekell added the 
landscape is for aesthetics and privacy.  The developer or home owners association is 
required to maintain these areas in perpetuity.   
 
Pickett asked if these are going to be rental.  Shekell responded the units to the east had 
an owner occupied concept, but many are rental and these will have the same option. 
 
Public comments were opened at 7:15 p.m.     
 
Don Osborn, applicant and member of Lake St. Ellen, LLC and partner of Osborn Homes, 
was sworn in.  The entire area was zoned in 2000 and the PUD office lots were for sale.  
There have been very few inquiries on these office lots in the last 15 years as there is no 
demand for office market in this area.  Lake St. Ellen LLC wants to build the same size 
structures as those built in the rear development (to the east).  These units will have 2-
car driveways and garages, brick fronts, architectural shingles, and full basements.  They 
currently have a waiting list for the rentals in the constructed part of the development. 
 
Shekell added that the City has had no problems with the units or the management of the 
property which serves as good testimony to Osborn and his company with their applicant 
screening. 
 
Public comments were closed at 7:19 p.m. 
 
Staff Recommendation: 
 
Randall read over the Staff Recommendation as follows: 
Staff recommends approval of the project, with the following conditions: 

• Sidewalks will need to be installed on both sides of Executive Plaza Drive and 
along Old Collinsville Road. 

• The park dedication requirement is 0.24 acre with the requirement being fulfilled 
through a fee in lieu of land in the amount of $12,241, $612.00 per house permit 

 
Motion was made by Rogers and seconded by Keeler to approve the Staff’s 
Recommendation. 
 
ROLL CALL:  Arell-Martinez, aye; Baskett, aye; Cavins, aye; Keeler, aye; Pickett, aye; 
Rogers, Aye; Sewell, aye.  All Ayes.  Motion to approve with conditions passed.     
 
The project moves to Community Development on July 27, 2015, at 6 p.m.  The public 
hearing was closed at 7:20 p.m. 
 
REPORTS OF STANDING AND SPECIAL COMMITTEES:  None. 
  
REPORTS AND COMMUNICATION:   
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Shekell announced that there are no petitions awaiting public hearing for neither July 28th 
nor August 11th, so those meetings have been cancelled. 
 
There was general discussion about the City Council’s impression of gaming machines, 
the cost of the video gaming machine license ($1,000 per machine), impact studies of 
gaming, the distribution of revenue, and physical placement of machines within the 
business. 
 
Randall announced the local section of APA will have a Citizen & Planning Commission 
Workshop on September 29th, 6:30pm – 8:30 pm, at the Gateway Convention Center in 
Collinsville.   
 
ADJOURNMENT:   
 
Motion was made by Baskett and seconded by Rohr to adjourn.  All Ayes.  Motion 
carried.  The meeting was adjourned at 7:30 p.m. 
 
Respectfully submitted, 
 
____________________________ 
Vicki Evans, Transcriptionist 
 
 
__________________________________ 
Minutes approved by Planning Commission 
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P R O J E C T  R E P O R T  
 

TO:   Planning Commission 
FROM:  Justin Randall, Senior City Planner 
THRU:  Ted Shekell, Community Development Director 
DATE:  August 25, 2015 
SUBJECT:   S15-08 & P2015-09: Parkview Meadows - Preliminary Plat & SR-2 Zoning Amendment
 
Applicant:  Chris Matteo 
  Fulford Homes 
  1116 Hartman Lane 
  Shiloh, IL 62221 
  
Owner:  Karen Brown 
  513 Turtle Creek Court 
  O’Fallon, IL 62269 
 
Submitted:  July 17, 2015 
 
 
Project Summary 
• Property located on the east side of Obernuefemann Road, 0.25-mile north of State Street. 
• Subdivision of 18.18 +/- acres 
• Preliminary Plat of 49 single-family residential lots 
• Zoned A - Agriculture 
• Requested to be rezoned to SR-2, Single Family Residential Dwelling District 
• Lot sizes ranging from 8,093 square feet to 15,135 square feet, with an average lot size of 9,957 square feet 
• The gross density is 2.69 lots per acre 
• Two points of access to Obernuefemann Road, one through the existing Brookside Estates subdivision.  
• The developer will be tying into the City of O’Fallon water and sanitary sewer services. 
 
Background & Executive Summary 
The applicant, Fulford Homes, is proposing to subdivide 18.18 acres of land currently zoned A, Agriculture. The 
property is located 0.25-mile north of State Street on the west side of Obernuefemann Road (just north of the Family 
Sports Park entrance). The applicant is proposing to divide the land into 49 single-family lots.  Lot sizes range from 
8,093 square feet to 15,135 square feet, with a density of 2.69 dwelling units per acre. A total of 4.07 acres of open 
space, designated within three outlots, consisting of area on the perimeter of the development for landscaping and 
detention areas.  
 
All streets within the subdivision consist of 54-foot right-of-way with 30 feet of pavement back of curb to back of curb.  
The subdivision will have access to Obernuefemann and provides a connection to the existing Brookside Estates 
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subdivision.  The subdivision will not have a connection to the east because of an existing spike strip prohibiting the 
developer to connecting to the Westbrook subdivision.  Additionally, there will not be a connection to the north 
because of the existing development and grade differentials with the residences along Madison Drive. Sidewalks 
have been incorporated into the preliminary plat on both sides of the street.   
 
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 A, Agricultural and the developer is requesting the property to be rezoned to SR-2, 
Single Family Residential Dwelling District. Parkview Meadows and the SR-2 zone district are consistent with 
Brookside Estates to the south and Westbrook subdivision to the north and east.  The subdivision will have a park 
land fee of $865 per lot. 
 
Existing Conditions 
Surrounding Zoning:    Surrounding Land Use: 

North: SR-3     North: Single-family residential development of the 
Westbrook subdivision. 

East: SR-3     East:  Single-family residential development of  
Westbrook subdivision. 

South: SR-2     South: Single family residential development of  
Brookside Estates. 

West: A     West: Family Sports Park. 
 

The site is currently used for agriculture purposes.  The site is generally flat, with gently rolling slopes averaging 
approximately 7% slopes.  The property contains a drainage swale that conveys stormwater through the site from the 
Family Sports Park to the south.  An addition ditch conveys water from the Brookside Estates to the north on the 
eastern side of the property. The site does not have any floodplain, nor any areas identified as a riparian area.  
However, the existing Brookside Estates subdivision has a major drainage issues near the southern property line of 
the proposed subdivision which will need to be addressed through the development of Parkview Meadows.  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 Neighborhood Residential. 
In Table 3.1 of the Comprehensive Plan which identifies Future Land Uses, the Neighborhood Residential category 
indicates developments should be limited to a density of no more than 7 dwelling units per acre and the associated 
zoning district include SR-2 and SR-3. The proposed residential development with a density of 2.69 dwelling units per 
acre and proposed SR-2 zoning designation is consistent with the Comprehensive Plan. 
 
Code of Ordinances:   
The proposed subdivision is subject to Chapter 154 (Subdivision) Chapter 155 (Development Manual) and Chapter 
158 (Zoning) of the Code of Ordinance and must meet the Area-Bulk requirements for lot dimensions.  The property is 
also subject to the SR-2, Single Family Residence Dwelling District requirements.   
 
Public Notice:  
Public Notice of this project has been fulfilled in accordance with Section 158.255 and158.256 of the City of O’Fallon 
Zoning Regulations. More specifically, the applicant has notified property owners within 250 feet of the subject 
property via certified mail of the filing of the zoning amendment. Additionally, the City has notified property owners 
within 250 feet of the subject parcel of the public hearing at least 15 days prior to the hearing and published notice of 
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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. 
 
 
Rezoning Discussion Points 
General Discussion:  
The proposed subdivision consists of 18.18 acres of land requested to be rezoned to SR-2, Single Family Residence 
Dwelling District.  The proposed subdivision is located next to other similarly zoned developments, including 
Westbrook subdivision and Brookside Estates.  The area of the proposed subdivision has been designated as 
Neighborhood Residential on the Future Land Use Map, which the request to rezone the property to SR-2, Single 
Family Residence Dwelling District conforms to the Comprehensive Plan.   
 
SR-2 Zoning District:  
The SR-2 district allows for single-family dwellings and the accessory uses associated with a residential dwelling unit.  
The minimum lot area is 8,000 square feet, setbacks include a 25-foot front yard, 7.5-foot side yard and a 25-foot rear 
yard.  The lots within the proposed Parkview Meadows subdivision meets all the area/balk regulations of the SR-2 
zone district. 
 
Side Yard Setbacks:  
The subdivision ordinance requires a minimum of 10 feet for side yard easements for utility and drainage purposes, 
however, the SR-2 zoning district allows for a minimum of 7.5 feet for a side yard setback, thereby potentially leading 
to a conflict between the two.  If a conflict exists between the easement and setback, the easement will prevail – no 
permanent building or structure will be permitted within a 10-foot side yard easement. 
 
 
Preliminary Plat Discussion Points/Issues 
General Discussion:  
The Parkview Meadows subdivision consists of 18.18 acres with 49 single-family lots in a requested SR-2 zoning 
district.  The project is proposed to develop in multiple phases.  The lot sizes range from 8,093 square feet to 15,135 
square feet.  The development has an average lot size of 9,957 square feet in size and a density of 2.69 dwelling 
units per acre.  The proposed lots meet the area/bulk requirements of the SR-2 district.  A total of 4.07 acres of open 
space, designated within three outlots, consisting of area on the perimeter of the development for landscaping and 
detention areas within the development.  All outlots will be maintained by the homeowners association. 
 
Access and Circulation:  
The proposal will have two points of access for the subdivision on Obernuefemann Road.  The subdivision will have 
one access point directly onto Obernuefemann Road, 0.25-mile north of State Street. The second point of access will 
be to Obernuefemann Road through the Brookside Estates subdivision via Derrick Drive.  The subdivision will not 
have a connection to the east because of an existing spike strip prohibiting the developer to connecting to the 
Westbrook subdivision.  Additionally, there will not be a connection to the north because of the existing development 
and grade differentials with the residences along Madison Drive. 
 
The street layout is comprised of local streets.  The streets in the subdivision are proposed to consist of 54-foot right-
of-way with 30 feet of pavement back of curb to back of curb.  There are three cul-de-sacs throughout the subdivision, 
following the rolling topography of the site and drainage ways.  The development has provided sidewalks along both 
sides of all streets within the subdivision.  A sidewalk along Obernuefemann Road will also be construct and a 
crosswalk to allow for a designated crossing for pedestrians to the Family Sports Park.  
 
Drainage and Detention:  
The site topography shows multiple drainage sub-basin areas for the property.  Generally, the western portion of the 
site flows to the south towards the Brookside Estates subdivision.  The drainage in this particular area also drains 
Obernuefemann Road and portions of the Family Sports Park.  This stormwater causes major issues with the 
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residences on the north side of Brookside Estates.  The applicant’s engineer is creating a large system of detention 
ponds to slow the water coming off Obernuefemann Road onto the site.  As the water is collected, the design is for 
the water to enter a swale.  The swale will be located in common ground, so homeowners will not own the swale and 
potentially fill the swale with dirt.  The major stormwater issues facing Brookside Estates subdivision was caused by 
homeowners filling in a swale located in an easement in the backyards of a number of lots. The applicant’s engineer 
has indicated that the creation of this swale between Parkview Meadows and Brookside Estates will help convey 
stormwater through the site and reduce the amount discharged onto the Brookside Estates subdivision. Actual 
detention pond sizes, grading, pipe sizes, and inlets will be engineered for the final plat phase.  All drainage plans 
must be reviewed and approved by Public Works Department. 
 
Utilities: 
The developer will be tying into the City of O’Fallon water system with a connection of the subdivision to a 12” water 
main located along Obernuefemann Road and looping the system to an 8” water main located at the southeast corner 
of the development.  Additionally, the developer will be utilizing the City of O’Fallon sanitary sewer system, tying the 
proposed subdivision into the existing sanitary sewer mains in the Brookside Estates subdivision along Derrick Drive 
and Natasha Circle. Electric and gas services are available to the site and owned by Ameren IP. Telephone and 
internet service is available through AT&T and cable and internet is available through Charter. 
 
Street Trees, Landscape Berms, and Buffers: 
The developer will install street trees in the 7’ wide lawn between the curb and sidewalk every 50’ along the streets in 
the Illini Trails subdivision. The applicant is also showing the required outlots along Obernuefemann Road for the 
vegetative buffer between the subdivision and the street.  
 
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 subdivisions are constructed. Based on the average density of 2.83 persons per 
detached single-family unit, the subdivision’s 49 lots requires a total of 0.832 acre of park lands dedication. This is 
based on the 6 acres of park space per 1000 people. The subdivision’s population estimate is 138 (49 x 2.83).  A fee 
of $42,433 (based on a construction cost of $51,000 for one acre of park land) will be required for the 0.832 acre of 
park space, totaling $865 per house permit.   
 
 
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 Reserves 
of Timber Ridge property 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. 
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Conclusion and Recommendation 
Staff recommends approval of the Preliminary Plat and the Rezoning to SR-2 with the following conditions: 

1. There will be a park land dedication requirement of 0.832 acre, with the requirement being fulfilled through a 
fee in lieu of land in the amount of $42,433, $865.00 per house permit. 

 
 
Attachments 

1. Project Application & Narrative 
2. Zoning Map 
3. Surrounding Land Use Map 
4. Preliminary Plat 
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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:  August 25, 2015 
SUBJECT:   S15-09 & P2015-10: Illini Trails – 3rd Addition - Preliminary Plat & SR-1B Zoning Amendment
 
Applicant:  Chris Matteo 
  Fulford Homes 
  1116 Hartman Lane 
  Shiloh, IL 62221 
  
Owner:  Presbytery of Giddings-Lovejoy 
  2236 Tower Grove Avenue 
  St. Louis, MO 63110 
 
Submitted:  July 17, 2015 
 
 
Project Summary 
• Property located at the southwest corner of Lincoln Avenue and Kyle Road 
• Annexation of 24.88 +/- acres 
• Preliminary Plat of 57 single-family residential lots 
• Zoned A - Agriculture in the County 
• To be zoned SR-1B in the City upon annexation 
• Lot sizes ranging from 10,003 square feet to 20,865 square feet, with an average lot size of 12,290 square feet 
• The gross density is 2.29 lots per acre 
• Two points of access to Kyle Road, one through the existing subdivision. No access to Lincoln Avenue was 

provided to reduce curb cuts on Lincoln Avenue. 
• The developer will be tying into the City of O’Fallon water and sanitary sewer services. 
 
Background & Executive Summary 
The applicant, Fulford Homes, is proposing to subdivide 24.88 acres of land currently zoned A, Agriculture in St. Clair 
County. The property is located at the southwest corner of the intersection of Lincoln Avenue and Kyle Road. The 
applicant is proposing to divide the land into 57 single-family lots.  Lot sizes range from 10,003 square feet to 20,865 
square feet, with a density of 2.29 dwelling units per acre. A total of 4.00 acres of open space, designated within four 
outlots, consisting of area on the perimeter of the development and detention areas within the development.  
 
All streets within the subdivision consist of 54-foot right-of-way with 30 feet of pavement back of curb to back of curb.  
The subdivision will have access to Kyle Road, but not Lincoln Avenue to reduce curb cuts on a major north / south 
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street. Lincoln Avenue is classified as a minor arterial street and entrances and exits should be limited according to 
the Comprehensive Plan. The proposed subdivision provides a connection to the existing Illini Trails subdivision, but 
will not have a connection to the south because of the existing single family residence. Sidewalks have been 
incorporated into the preliminary plat on both sides of the street.   
 
The developer will be tying onto 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 located in the unincorporated areas of St. Clair County and will be annexed into the City of O’Fallon 
with a zoning designation of SR-1B, consistent with Illini Trails to the west and Gettysburg at Lincoln Farm to the 
north.  An annexation agreement will include an annexation fee of $2,250 per lot and a parkland fee of $865 per lot. 
 
Existing Conditions 
Surrounding Zoning:    Surrounding Land Use: 

North: A(P)/B-1(P), SR-1, SR1B   North: Vacant land previously approved for a  
neighborhood commercial center.  Single-
family residential developments of 
Gettysburg at Lincoln Farm and Nolin Creek 
Estates. 

East: Unincorporated A    East:  Agricultural land uses 
South: Unincorporated A  & O’Fallon SR-1  South: Single family residences and the Manors at  

Fairwood Hills single-family subdivision 
West: SR-1B     West: Illini Trails single-family subdivision 
 

The site is currently used for agriculture purposes.  The site is generally flat, with gently rolling slopes averaging 
approximately 3% slopes.  The property is a local high point with all drainage currently discharging to the adjacent 
property.  The site does not have any floodplain, nor any areas identified as a riparian area.  Additionally, 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 Institutional. In Table 3.1 of 
the Comprehensive Plan which identifies Future Land Uses, the Institutional category states that “in the absence of 
an Institutional use, Single-Family Residential is an acceptable alternative land use.”  The Single Family Residential 
category indicates no more than 3 dwelling units per acre and the associated zoning district include SR-1 and SR-1B. 
The proposed residential development with a density of 2.29 dwelling units per acre and proposed SR-1B zoning 
designation is consistent with the Comprehensive Plan. 
 
Code of Ordinances:   
The proposed subdivision is subject to Chapter 154 (Subdivision) Chapter 155 (Development Manual) and Chapter 
158 (Zoning) of the Code of Ordinance and must meet the Area-Bulk requirements for lot dimensions.  The property is 
also subject to the SR-1B, Single Family Residence Dwelling District requirements.   
 
Public Notice:  
Public Notice of this project has been fulfilled in accordance with Section 158.255 and158.256 of the City of O’Fallon 
Zoning Regulations. More specifically, the applicant has notified property owners within 250 feet of the subject 
property via certified mail of the filing of the zoning amendment. Additionally, the City has notified property owners 
within 250 feet of the subject parcel of the public hearing at least 15 days prior to the hearing and published notice of 
the public hearing in a local newspaper at least 15 days in advance. Proof of notification is on file with the City’s 
Community Development Department. 
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Rezoning Discussion Points 
General Discussion:  
The proposed development consists of five tracts of land and the applicant is requesting to have the properties 
annexed into the City.  The property is contiguous to the City of O’Fallon, adjoining Illini Trails 1st Addition to the west.  
The five tracts of land consist of 24.88 acres and requested to be annexed into the City of O’Fallon with a SR-1B - 
Single Family Residence Dwelling District designation.   
 
SR-1B Zoning District:  
The SR-1 and SR-1B districts allow for the same categories of land uses. The only difference between the two zone 
districts relate to the size of the side yard setback (SR-1 district requires a 10-foot side yard setback and the SR-1B 
district requires a 7.5-foot side yard setback).  All other area and bulk regulations of the districts are identical. 
 
Several SR-1B zoned subdivisions exist in this area of O’Fallon including, Illini Trails (1st and 2nd Additions), 
Gettysburg at Lincoln Farm, and Winding Creek Estates. 
 
Side Yard Setbacks:  
The subdivision ordinance requires a minimum of 10 feet for side yard easements for utility and drainage purposes, 
however, the SR-1B zoning district allows for a minimum of 7.5 feet for a side yard setback, thereby potentially 
leading to a conflict between the two.  If a conflict exists between the easement and setback, the easement will 
prevail – no permanent building or structure will be permitted within a 10-foot side yard easement. 
 
 
Preliminary Plat Discussion Points/Issues 
General Discussion:  
The Illini Trails 3rd Addition subdivision consists of 24.88 acres with 57 single-family lots in a requested SR-1B zoning 
district.  The project is proposed to develop in multiple phases.  The lot sizes range from 10,003 square feet to 20,865 
square feet.  The development has an average lot size of 12,290 square feet in size and a density of 2.29 dwelling 
units per acre.  The proposed lots meet the area/bulk requirements of the SR-1B district.  A total of 4.0 acres of open 
space, designated within four outlots, consisting of area on the perimeter of the development for landscaping and 
detention areas within the development.  All outlots will be maintained by the homeowners association. 
 
Access and Circulation:  
The proposal will have two points of access for the subdivision on Kyle Road.  The subdivision will have one access 
point directly onto Kyle Road, west of Lincoln Avenue. The second point of access will be to Kyle Road through the 
original Illini Trails subdivision via Shawnee Circle.  The subdivision will not have direct access to Lincoln Avenue 
since Lincoln Avenue is considered a minor arterial and attempting to reduce curb cuts on a major north / south 
street.   Additionally, there is not a stub to the south because of the existing single-family home. 
 
The street layout is comprised of local streets.  The streets in the subdivision are proposed to consist of 54-foot right-
of-way with 30 feet of pavement back of curb to back of curb.  There are five cul-de-sacs throughout the subdivision, 
following the rolling topography of the site.  The development has provided sidewalks along both sides of all streets 
within the subdivision.  A sidewalk was constructed with the reconstruction of Kyle Road, however the section of 
Lincoln Avenue the development fronts does not have sidewalks.  The section of Lincoln Avenue has not been 
reconstructed to an urban section, but does have wide shoulders.  At this time, the Public Works Department has 
recommended the developer pay the cost of construction of the sidewalk along Lincoln Avenue.  In the future when 
Lincoln Avenue is reconstructed, the sidewalks can be constructed in the proper location.  
 
Drainage and Detention:  
The site topography shows multiple drainage sub-basin areas for the property.  Generally, the northern portion of the 
development will drain to the north into a proposed drainage basin.  The southern portion of the development will 
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drain to the southeast, with a series of detention ponds that will drain into the ditch line of Lincoln Avenue, which 
drains into a tributary of Engle Creek.   The developer’s engineer is showing detention basins in common ground 
between Lot 54 and Lot 55 (along Kyle Road), a detention in the center of the development, a detention area along 
Lincoln Avenue and along the southern property line. Actual detention pond sizes, grading, pipe sizes, and inlets will 
be engineered for the final plat phase.  All drainage plans must be reviewed and approved by Public Works 
Department. 
 
Utilities: 
The developer will be tying into the City of O’Fallon water system with a connection of the water main to Illini Trails 1st 
Addition and looping the water system with a connection to the existing 12” water main along Lincoln Avenue. 
Additionally, the developer will be utilizing the City of O’Fallon sanitary sewer system, tying the proposed subdivision 
into the existing sanitary sewer mains in Illini Trails 1st Addition. Electric and gas services are available to the site and 
owned by Ameren IP. Telephone and internet service is available through AT&T and cable and internet is available 
through Charter. 
 
Street Trees, Landscape Berms, and Buffers: 
The developer will install street trees in the 7’ wide lawn between the curb and sidewalk every 50’ along the streets in 
the Illini Trails subdivision. The applicant is also showing the required outlots along Kyle Road and Lincoln Avenue  
for the vegetative buffer between the subdivision and the two streets.  
 
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 subdivisions are constructed. Based on the average density of 2.83 persons per 
detached single-family unit, the subdivision’s 57 lots requires a total of 0.966 acre of park lands dedication. This is 
based on the 6 acres of park space per 1000 people. The subdivision’s population estimate is 161 (57 x 2.83).  A fee 
of $49,266 (based on a construction cost of $51,000 for one acre of park land) will be required for the 0.966 acre of 
park space, totaling $865 per house permit.   
 
 
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 Reserves 
of Timber Ridge property 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 the Preliminary Plat and the Rezoning to SR-1B with the following conditions: 
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1. In lieu of constructing a sidewalk on Lincoln Avenue, the development shall provide a cost estimate for the 
cost of constructing the required sidewalk.  Once the cost estimate is reviewed and approved by the Public 
Works Department, the developer will provide the City with a check in the amount agreed upon. 

2. There will be a $2,250 annexation fee per house permit and the park land dedication requirement is 0.966 
acre, with the requirement being fulfilled through a fee in lieu of land in the amount of $49,266, $865.00 per 
house permit. 

 
 
Attachments 

1. Project Application & Narrative 
2. Zoning Map 
3. Surrounding Land Use Map 
4. Preliminary Plat 
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M E M O R A N D U M 
 

TO:   Planning Commission 
FROM:   Justin Randall, Senior City Planner 
THROUGH:  Ted Shekell, Director of Community Development 
DATE:   August 25, 2015 
SUBJECT:  P2015-11: Proposed Text Amendment – Attached Garage/Storage Space 

 
Current Issue 
A small home with an extremely large attached garage was recently constructed in O’Fallon. The building was 
approved by city staff as it met all current codes, however, this new structure has spurred discussion on regulating 
the size of attached garage/storage space in a residence. Currently, the city has regulations in place that limit only 
detached garage/storage buildings in size in height. 
 
Proposal 
The proposed text amendment would restrict the size and height of attached garage/storage areas by limiting the 
maximum size based on the ground floor living space of the attached home.  The following are the proposed changes 
to the City’s Code of Ordinances: 

• §158.016 Definitions. 
o Living Space. Space within a dwelling unit utilized for living, sleeping, eating, cooking, bathing 

washing and sanitation purposes. 
• Create a new §158039 General Supplementary Regulations subsection (D) 

o (D) Attached garage/storage in a Residential Dwelling District. 
 The attached garage/storage space in a residential dwelling unit shall not exceed 50% of 

the dwelling unit’s ground floor living space, as defined.  Single-family lots are permitted to 
have a 500-square foot attached garage/storage area regardless of the footprint of the 
living space in the dwelling unit, but must comply with all other requirements. 

 The height of the attached garage/storage area may not exceed the shortest ridgeline of 
the area of the dwelling unit defined as living area, not to exceed 25 feet and two stories. 

 The building material of the attached garage/storage area shall be constructed with 
material consistent with the dwelling unit. 

 
Recommendation 
Staff recommends adopting the text amendment for regulating the size and height of an attached garage/storage 
area. 
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