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AGENDA 

COMMUNITY DEVELOPMENT COMMITTEE 
Monday, January 23, 2017 

 
6:00 PM 

 
Public Safety Building 

285 North Seven Hills Road 
 

 
I) Roll Call 
 
II) Approval of Minutes – January 9, 2017 
 
III) Items Requiring Council Action – February 6, 2017 

A. Comprehensive Plan Amendment and Highway 50 & Lawn Avenue – Planned Use & Subdivision (2nd Reading) 

B. Family Sports Park Design and Project Management Contract (Resolution) 
C. Lincoln Park Villas – Final Plat (2nd Reading) 

 

IV) Other Business – None 
 
NEXT MEETING: February 13, 2016 – 6:00 P.M. – Public Safety Building 
 
General Citizen Comments:  The City of O'Fallon welcomes comments from our citizens.  The Illinois Open 
Meetings Act provides an opportunity for citizens to speak at all committee and Board meetings.  However, 5 
ILCS 120/1 mandates that NO action shall be taken on matters not listed on the agenda.  Please submit your 
name to the chairman and limit your comments so that anyone present has the opportunity to speak. 
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MINUTES 
COMMUNITY DEVELOPMENT COMMITTEE 

   6:00 PM Monday, January 9, 2017 
 
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: 6:00 PM 
 
I) Roll Call – Committee members: Jerry Albrecht, Gene McCoskey, David Cozad, Harlan Gerrish and Ray Holden. 

Other Elected Officials Present: Ned Drolet, Kevin Hagerty, Richie Meile, and Robert Kueker. Staff: Walter Denton, 
Pam Funk, Sandy Evans, Mary Jeanne Hutchison, Eric Van Hook, Grant Litteken, Andrew Dallner, James Cavins, 
Kirk Brueggemann and Justin Randall. Visitors: John West, Ron Zelms, Ross Rosenberg, Charles Pitts, Dave Witter, 
Bevan Gibson, Janice Netil, Earuesline Gilbert, Carolyn Bertrand, Fred Boch, Vern Malare, Bob Elkan, Matt Mayer, 
Terry Johnson, Dave Dillow, Valerie Piekutowski, Mark Piekutowski, Francis Bertrand, Nancy Karregan, Leslie Blair, 
Burt Gedney, and Robert Druessel, Jr. 

II) Approval of Minutes from Previous Meetings– All ayes. Motion carried. 

III) Items Requiring Council Action 

A. Comprehensive Plan Amendment and Highway 50 & Lawn Avenue – Planned Use & Subdivision (1st 
Reading) – Justin Randall provided a brief overview of the project, including a comprehensive plan 
amendment, planned use and subdivision for the Highway 50 and Lawn Avenue Project.  Randall explained 
the concerns discussed at the Plan Commission meeting and the resulting proposed changes to the building 
elevations for the Dollar General and the proposed alternative to create a cul-de-sac for the residential street 
instead of a through-street extending Hillcrest Drive.  The Committee heard additional citizens’ concerns over 
the existing drainage problems in the area and the crime associated with the Dollar General store. A motion 
was made to approve the Comprehensive Plan Amendment, subdivision and planned use with staff and Plan 
Commission recommendations and the revised Dollar General elevations to include windows and the 
alternative street design with a cul-de-sac.  The motion was seconded and passed with a 5-0 vote. 

B. Flying Aces – Planned Use (2nd Reading) – Justin Randall indicated there were no changes associated with 
the planned use.  A motion and second was made to recommend approval of the planned use, the motion 
passed with a 5-0 vote. 

C. Lincoln Park Villas – Final Plat (1st Reading) – Justin Randall provided the committee with an overview of the 
proposed final plat. The committee discussed the final pat and recommended the final plat with a 5-0 vote. 

D. Clearwave Right-of-Way Use Agreement (Resolution) – Justin Randall provided the committee with a brief 
overview of the proposed use agreement with Clearwave Communications.  The agreement was to allow for 
the placement of communication lines to provide up to a gigabyte of internet service and provide internet to 
Auffenberg dealerships and St. Elizabeth’s Hospital.  The committee discussed the proposed contract. A 
motion and second was made to recommend approval of the right-of-way use agreement with Clearwave 
Communication, the motion passed with a 4-0 vote.   

IV) Other Business - None 
MEETING ADJOURNED: 7:20 PM 
NEXT MEETING: January 23, 2017 – Public Safety Building 
 
Prepared by: Justin Randall, Senior City Planner 
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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:  January 23, 2017 
SUBJECT: P2016 – 15: Evaluation of an amendment to the 2006 O’Fallon Comprehensive Plan Future 

Land Use Map (2nd Reading) 
 
List of committee that have reviewed 
The Planning Commission held a public hearing on the above referenced application at their December 13, 2016 
meeting.  The Commission voted 7-ayes and 1-nay to approve the Future Land Use Map Amendment from Office / 
Service to General Commerical (2.57 acres on Highway 50) and Neighborhood Residential (3.87 acres along Lawn 
Avenue).  
 
At the January 10, 2017 Community Development Committee meeting, the committee reviewed the proposed 
development known as Highway 50 and Lawn Avenue.  The committee recommended the amendment with a vote of 
5 ayes – 0 nays.  
 
At the January 17, 2017 City Council meeting, the City Council passed the amendment of the Comprehensive Plan 
Future Land Use Map with a vote of 7-5 on 1st Reading. 
 
Project Background and Summary 
The evaluation of the Future Land Use Map for this area is a result of a proposed commercial and duplex 
development at the northwest corner of Highway 50 & Lawn Avenue, which has been proposed by Terry Johnson of 
Triple Net Management. The proposed project of is currently inconsistent with the 2006 O’Fallon Comprehensive 
Plan – Future Land Use Map and would require the map to be amended from Office / Service to Neighborhood 
Residential and General Commercial.  The area staff has evaluated consists of approximately 6.44 acres of land 
north of Highway 50 and west of Lawn Avenue and includes Parcel ID Nos. 03-30.0-300-026, 03-30.0-300-027.   
 
Please see the attached Plan Commission Project Report for more detailed information on the proposed amendment. 
 
Staff Recommendation 
Due to the subject property’s frontage to Highway 50 and the existing development that has occurred around the 
area, staff recommends amending the 2006 O’Fallon Comprehensive Plan and the Future Land Use Map from Office 
/ Service to General Commercial and Neighborhood Residential for the 6.44 acres of land along Highway 50 (Parcel 
ID Nos. 03-30.0-300-026, 03-30.0-300-027).  
 
Attachment: 
Report to Plan 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:  December 13, 2016 
PROJECT:   P2016 – 15:  

Evaluation of an amendment to the 2006 O’Fallon Comprehensive Plan Future Land Use Map  
   
Summary 
This public hearing involves an evaluation of an amendment to the 2006 O’Fallon Comprehensive Plan - Future Land 
Use Map due to a proposed commercial and duplex development at the northwest corner of Highway 50 & Lawn 
Avenue, which has been proposed by Terry Johnson of Triple Net Management. The proposed project of is currently 
inconsistent with the 2006 O’Fallon Comprehensive Plan – Future Land Use Map and would require the map to be 
amended from Office / Service to Neighborhood Residential and General Commercial.  The area staff has evaluated 
consists of approximately 6.44 acres of land north of Highway 50 and west of Lawn Avenue and includes Parcel ID 
Nos. 03-30.0-300-026, 03-30.0-300-027.   
 
Future Land Use Map 
Surrounding Proposed Land Uses:    

North:   Neighborhood Residential (orange)      
East: General Commercial (red) 
South: General Commercial (red)  
West: Office / Service (purple) 

 
Applicable Ordinances, Documents and Reports 
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 
Existing Conditions 
The subject property of the proposed project by Triple Net Management is classified under the 2006 O’Fallon 
Comprehensive Plan and Future Land Use Map as Office / Service and consists of 6.44 acres. In the 2006 O’Fallon 
Comprehensive Plan and Future Land Use Map, the Office / Service land use category is the least intense non-
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residential district, with planned office development recommended when the development adjoins residential areas. 
General uses under the Office / Service land use category include general office activities, financial institutions, 
business services and ancillary light retails, with a corresponding zoning district of O-1 – Office District.    
 
The surrounding area is primarily non-residential in nature with uses including retail and service uses along Highway 
50 to the east, west and south.  Highway 50 to the east is designated as General Commercial land use category under 
the 2006 O’Fallon Comprehensive Plan and Future Land Use Map and B-2 – General Business District zoning.  In 
addition to the commercial uses fronting on Highway 50, the General Commercial land use designation extends over 
700 feet north along Lawn Avenue for potential redevelopment on Highway 50.  Across Highway 50, to the south, is 
also designated as General Commercial land use category, with a mixture of B-2 – General Business District and B-1 
– Community Business District zoning.  Walgreens, a multi-tenant development known as O’Fallon Centre, Easy Street 
Auto Wash and a used car lot are all located directly across Highway 50 from the property development property.  The 
northern portion of the Highway 50 corridor, west of the development parcel, is designated as Office / Service.  
Redevelopment of the existing single-family residences along Highway 50 has been limited, however the property 
adjacent was approved for a planned office development in 2005 (not constructed), Scott Credit Union and a residential 
conversion to a real estate office (2016) have developed. The south portion of the Highway 50 corridor west of the 
development area is designated as General Commercial land use category, with B-1 – Community Business District 
zoning, including two multi-tenant retail centers, Denny’s, Sonic and CVS. 
 
There are residential land uses to the north of the development parcel, designated as Neighborhood Residential in the 
city’s Comprehensive Plan.  The Neighborhood Residential designation provides for a density of residential uses up to 
7 detached single-family units per acre, and would include zoning districts of SR-1, SR-2, and SR-3, and under certain 
circumstances may include attached villas through the Planned Use process, with homeownership being encouraged 
as a part of that land use designation. Single-family residences are located along north along Lawn Avenue and single-
family and two-family residences are located in the Countryside Glen Subdivision to the northwest. 
 
History 
The area, particularly the properties north of the project area to State Street and west of Lawn Avenue, was previously 
evaluated for an amendment to the 2006 O’Fallon Comprehensive Plan and Future Land Use Map as a result of a 
proposed development in 2008.  The development was requesting 4.63 acres of land on State Street be rezoned from 
“SR-1”, Single-Family Residence Dwelling District, to “O-1(P)”, Planned Office District for the proposed use of a real 
estate office.  The change in zoning was going to require the subject property to be reclassified as Office / Service from 
Neighborhood Residential future land use category.  
 
At the time, staff envisioned that this general area would continue to transform from residential uses to office / business 
services.  During the analysis of the proposed amendment, staff noted the Office / Service land use and density would 
need to be sensitive to the surrounding residential uses, suggesting the character, scale and density of any future office 
development should be compatible with the nearby residential uses.  The recommendations included building 
architecture similar to houses, such as gables roofs, architectural shingles, maximum two stories, specific uses should 
be limited to professional offices with hours of operation between 8am and 6pm and retail uses should be avoided.  
There was opposition by some of the residences near the development and ultimately the petitioner withdrew the 
request. 
 
Proposed Amendment  
The proposed amendment to the 2006 O’Fallon Comprehensive Plan and Future Land Use Map is from the existing 
Office / Service district for the entire 6.44 acres to General Commercial for 2.57 acres and Neighborhood Residential 
for the remaining 3.87 acres. The evaluation of the Future Land Use Map for this area is a result of an application 
submitted by Terry Johnson of Triple Net Management to development the property with a 10,640 square foot Dollar 
General, 12,150 square foot multi-tenant retail building and 10 – two-family dwelling units.  The commercial buildings 
would front along Highway 50 and the two-family dwelling units would front along an extended Hillcrest Drive. The 
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parcels would need to be rezoned from SR-3 – Single-family Residence Dwelling District to B-1(P) – Planned 
Community Business District and MR-1(P) Planned Two-, Three-, and Four-Family Residence Dwelling District.   
 
General Commercial Designation 
Staff evaluated the potential to amend the Future Land Use Map from Office / Service to General Commercial for the 
southern 2.57 acres the property located at 648 West Highway 50, which has an associated zoning designation of B-1 
– Community Business and B-2 – General Business District.  The General Commercial designation recommends 
projects that have a scale and character compatible with the surrounding area, with particular attention paid to the 
projects architectural / urban design and landscaping features.  Additionally, when developments are proposed near a 
residential area, planned commercial development are necessary to control access, provide additional landscaping 
and buffering.   
 
Neighborhood Residential Designation 
Additionally, staff evaluated the potential to amend the Future Land Use Map from Office / Service to Neighborhood 
Residential for the northern 3.87 acres the property located at 648 West Highway 50, which has an associated zoning 
designation of SR-2 and SR-3 – Single-family Residential Dwelling Districts.  The Neighborhood Residential 
designation recommends no more than 7 dwelling units per acre on smaller lots and under certain circumstances may 
include attached villas through the Planned Use process, with homeownership being encouraged as a part of that 
land use designation.  
 
Evaluation of Proposed Amendment 
One of the major factors in reviewing a zoning amendment is whether the request would result in “spot zoning” as 
defined in Griswold v. City of Homer (10/25/96), 925 P 2d 10115, which defines it as “the process of singling out a 
small parcel of land for a use classification totally different from that of the surrounding area, for the benefit of the 
owner of such property and to the detriment of other owners.”  Illinois courts have found that not every rezoning is 
ipso facto void as spot zoning, but there every case must be evaluated with a comprehensive review of existing uses 
established in the area and the relationship with the comprehensive plan of the city.  Rezoning a property to a zone 
district that is out of character with surround zoning, land uses and the comprehensive plans can result in the courts 
determining the rezoning was in fact spot zoning and deem the change in zoning illegal.  The City of O'Fallon and the 
Community Development Department has made an assertive effort not to spot zone a property, especially when the 
proposed use and zoning is inconsistent with the 2006 O’Fallon Comprehensive Plan and Future Land Use Map. 
Therefore, staff must evaluate a change in the 2006 O’Fallon Comprehensive Plan and Future Land Use Map on the 
subject property from Office / Service to General Commercial and Neighborhood Residential. 
 
The comprehensive plan amendment looked at the 6.44-acre project area.  Staff determined the B-1 - Community 
Business District would be the most appropriate zone district for the commercial development and MR-1 - Two-, Three-
, and Four-Family Residence Dwelling District would be most appropriate zone district for the two-family development.  
Thus, staff’s analysis is focused on whether the Future Land Use Map should be amended from Office / Service to 
General Commercial and Neighborhood Residential.   
 
Staff believes that non-residential uses associated with the General Commercial land use category should generally be 
located near major access routes and interchanges.  Roadway classifications are an important determination on the 
type of land uses that should be located throughout the road corridor.  The Federal Highway Administration (FHWA) 
classifies roads from Interstate down to Local type roads.  The East-West Gateway Council of Governments has 
classified Highway 50 as a Minor Arterial, the 4th highest road classification under the definitions of the FHWA.  The 
FHWA characterizes Minor Arterials as an “interconnector to higher-level Arterials” (in the case of Highway 50, it 
connects Interstate 64 to U.S. Highway 50 on the east end of town), “distributes traffic to smaller geographic areas” and 
“provides more land access than Principal Arterials without penetrating identifiable neighborhoods”  Sound planning 
principles would direct commercial uses to be located along commercial corridors thus, it would be pertinent to focus 
commercial uses on the Minor Arterial of Highway 50.  The City of O'Fallon has acknowledged the Highway 50 corridor 
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from Spur to Walnut Street for non-residential uses as the entire corridor has been identified as General Commercial 
and Office / Service in the 2006 O’Fallon Comprehensive Plan and Future Land Use Map. 
 
Additionally, the 2006 O’Fallon Comprehensive Plan specifically discusses the area between the Spur and Walnut 
Street along Highway 50 in the Sub-Area and Corridor Plans (Chapter 8).  The plan states “traffic has steadily increased 
during the past twenty years, and a traffic study was completed with a recommendation for Highway 50, which is an 
IDOT roadway, to be widened to five lanes”.  The plan indicates the area has seen increased traffic and significant 
changes in the overall development patterns due to the Interstate interchange at Green Mount Road. The plan continues 
and directly address the development property, stating “the vacant site on the north side of Highway 50 across from 
Walgreen’s lies between two residential areas.  In order to maintain the area’s predominantly residential character, 
future land use should be primarily single-family residential, with the area fronting West Highway 50 considered for 
office and business services. Given the nature of the area, this residential section on the north side of West Highway 
50 between Lawn and Green Mount would be most suitable for office and business services rather than high impact 
general or regional commercial or retail use.” However, the plan does indicate that the area should be redeveloped in 
accordance with Section 8.3, which further outlines the conversion of these residential areas into non-residential areas.  
The plan indicates the City should not “piecemeal development of individual parcels, as it will produce poorly planned 
development than can only negatively impact the adjacent residential neighborhood”.   
 
In considering the impetuous for a comprehensive plan change, typically the area proposed for the change would have 
experienced notable changes, or at least pressure to change, in the development pattern for the area.  In this particular 
area along Highway 50, the City has seen increased pressure for commercial and office redevelopment of the corridor.  
Additionally, the plan as proposed by Triple Net Management on the 6.44-acre site situates the higher intensity 
commercial land use along the frontage of Highway 50 and uses a two-family residential development to help buffer 
some of the single-family homes along Lawn. 
 
The area around 648 Highway 50 is located along Highway 50 and staff is apprehensive of allowing non-residential 
uses to leak too far north along Lawn Avenue, where existing uses are primarily residential.  The proposed amendment 
to the Future Land Use Map would achieve limiting non-residential uses to within 300 feet of Highway 50, instead of the 
565 feet currently designated on the development property and the over 700 feet of General Commercial along the east 
side of Lawn Avenue.  Additionally, the project allows for the two-family development to provide a buffer and transition 
to the single-family homes along Lawn Avenue.  Therefore, while the plan calls for limiting retail uses in the area, the 
project area would be an appropriate location for non-residential land uses associated with the General Business land 
use category.   
 
Staff believes a change of the project area from 6.44 acres of Office / Service land use designation to 2.57 acres of   
General Commercial land use designation fronting on Highway 50 and 3.87 acres to be scaled back to a Neighborhood 
Residential land use designation would provide a buffer between the single-family residential land uses to the north 
along Lawn Avenue and the commercial and office uses to the south along Highway 50. Provided through the Planned 
Use process there are buffers (fencing and landscaping) required that can reduce concerns of trash, lighting and noise 
and incorporate the principles of development outlined in Section 8.3 of the 2006 O’Fallon Comprehensive Plan. 
 
Staff Recommendation 
Due to the subject property’s frontage to Highway 50 and the existing development that has occurred around the 
area, staff recommends amending the 2006 O’Fallon Comprehensive Plan and the Future Land Use Map from Office 
/ Service to General Commercial and Neighborhood Residential for the 6.44 acres of land along Highway 50 (Parcel 
ID Nos. 03-30.0-300-026, 03-30.0-300-027).  
 
Attachments 
2006 O’Fallon Future Land Use Map of the Evaluation Area 
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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 
  Mary Jeanne Hutchison, Director of Parks and Recreation 
DATE:  January 23, 2017 
SUBJECT: Design & Construction Management Services for the Family Sports Park (RESOLUTION) 
 
Project Background and Summary 
The attached proposal is from Millennia Professional Services for the purpose of performing design and construction 
management services for the Phase 4 of the Family Sport Park that is part of the Destination O’Fallon initiative. For 
this project, Millennia will design, provide bidding and construction administration and construction observation and 
quality testing. The contract is for the amount of $699,248. 
 
 
Recommendation 
Approve the proposed contract with Millennia Professional Services with the dollar amount as shown. 
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