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AGENDA 
COMMUNITY DEVELOPMENT COMMITTEE 

Monday, February 22, 2016 

6:00 PM 

Public Safety Building 
285 North Seven Hills Road 

I) Roll Call

II) Approval of Minutes – February 8, 2016

III) Items Requiring Council Action – Monday, March 7, 2016
A. SEPA - IALOH Annual Convention (Motion)
B. SEPA – St. Nicholas Church - NickFest (Motion)
C. SEPA - Walmart Garden Center (Motion)
D. CR Holland, Planned Use (1st Reading)

IV) Other Business
A. FY 2017 Planning and Zoning Budget – Presentation of FY 2017 Department Budget 

NEXT MEETING: March 14, 2016 – 7:00 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, February 8, 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: 6:00 PM 
 
I) Roll Call – Committee members: Jerry Albrecht, Gene McCoskey, Ray Holden, Harlan Gerrish, Jerry Mouser 

and David Cozad. Other Elected Officials Present: Herb Roach, , Kevin Hagarty, Robert Kueker, Mike Bennett 
and Ned Drolet. Staff: Walter Denton, Pam Funk, Ted Shekell, Jim Cavins, Grant Litteken and Justin Randall. 
Visitors: Vern Malare, Charlie Pitts, Allan Ivie, Bob Dunn and Tom. 

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

A. Reliance Bank Sublease Agreement (Resolution) – Ted Shekell provided an overview of the issue 
regarding  Reliance Bank placing a temporary bank office on the Regency Conference Center parking 
lot.  Shekell indicated the bank has to be out of their existing facility at the end of March and the 
expectation is the Tim Horton’s / Reliance Bank building will be operational at the end of June.  Shekell 
provided the committee with the terms of the agreement and indicated the agreement still required the 
approval of the Conference Center operator. The committee discussed the sublease agreement and 
recommended approval of the resolution with a vote of 6-0.  

B. SEPA – Ace Hardware Temporary Greenhouse (Motion) – Justin Randall brief explanation on special 
event for Ace Hardware and indicated it was consistent with previous approvals. No concerns were 
raised. The committee discussed the special event permit and recommended approval of the special 
event with a vote of 6-0, with the recommended staff conditions. 

C. SEPA – Make-A-Wish Foundation (Motion) – Justin Randall provided a brief overview of the special 
event permit for the Chicken & Beer Dance to be held at the Regency Conference Center on March 7th.  
The committee discussed the special event permit and recommended approval of the special event with 
a vote of 6-0, with the recommended staff conditions. 

D. Skyline Community Church – Planned Use (2nd Reading) – Justin Randall indicated there were no 
changes proposed from 1st Reading for Skyline Community. 

IV) Other Business - NONE 
MEETING ADJOURNED: 6:25 PM 
 
NEXT MEETING: February 22, 2016 – Public Safety Building 
 
Prepared by:  Justin Randall, Senior City Planner 
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DRAFT MINUTES 
O’FALLON PLANNING COMMISSION 

February 9, 2016 
 

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, absent; Rebecca Pickett, present; Joe Rogers, present; Ray 
Rohr, present; Larry Sewell, present. A quorum was declared present by Sewell.  
 
MINUTES:  Rogers noted the motion to adjourn the meeting of January 12, 2016, was 
incorrect as Baskett was excused from the meeting.  Transcriptionist will review voting 
record and make the correction.  Motion was made by Rohr and seconded by Cavins to 
approve the minutes of January 12, 2016, as amended.  All Ayes.  Motion carried. 
 
Sewell welcomed everyone and explained the role of the Planning Commission.  The 
Planning Commission members introduced themselves.  Also present were Community 
Development Director Ted Shekell and Senior City Planner Justin Randall.  
 
UNFINISHED BUSINESS:  None. 
 
PUBLIC HEARINGS: 
 
(P2016-01) - Zoning Amendment Subject to the Planned Development Ordinance 
from “SR-2” Single Family Residence Dwelling District to “O-1(P)” Planned Office 
District for the offices of a real estate firm, building contractor/construction firm 
with indoor storage and a separate residential home.  Property is located at 718 
West Highway 50.  The applicant is Ron Bright, RGB Surveying for CR Holland 
Construction 
 
Public hearing was opened at 6:03 p.m.  Randall showed maps of the subject and 
surrounding properties, their zoning, and the Future Land Use Map of the area.  Randall 
presented an overview of the development and detailed: 

• Site plan 
o Existing structures and proposed uses 

 Larger house to be remodeled for use of office space 
 Smaller house to be used as a rental house 
 Large pole barn for their company’s equipment, tool and material 

storage 
o Present private septic sewer service and when connection to City’s sewer 

system will be required 
o Existing and proposed landscaping 
o Sidewalk along Hwy 50 not necessary at this time for this interim land use  

• Proposed development plan conforms to: 
o Comprehensive Plan 
o Zoning Code, except as modified with the requested variances 
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Shekell explained how this area has, and will continue to transition from residential to 
office/commercial over the years, and stated this particular development (having 
previously been a residence) will be almost imperceptible as a business from how it 
presently looks. 
 
Sewell asked if we have defined interim.  Shekell explained it may be difficult to define a 
length of time because it will be dictated by the market.  As some of the available vacant 
land in area is developed, these particular lots will become more likely to redevelop. 
  
Public comments were opened at 6:14 p.m. 
 
Chad Holland and Ryan Holland of CR Holland Real Estate, and Petitioner Ron Bright 
were sworn in. 
 
Shekell asked if CR Holland had any comments regarding the property immediately to 
the east, next to Scott Credit Union property, and if they had a long-term plan for the 
property.  Chad Holland responded that while they are still looking at acquiring the 
property, they are primarily focusing on the property under review.  The cost of the 
adjoining property and the work necessary to the building is cost prohibitive at this time.  
He envisioned the properties would likely be torn down and a larger development would 
be in place. 
 
Chad Holland explained there would be no outdoor storage, landscaping has been 
started, a fence will be placed out back, minor improvements to the front, up to 32 square 
feet of monument signage, and a little parking will be added. 
 
Pickett asked about the parking lot lighting requirement.  Randall reported their hours of 
operation typically will not need the additional lighting.  Bright and Chad Holland testified 
there is presently automatic security lighting on site.  
 
Randall affirmed notification was properly made and there have been no statements 
made against the project. 
 
Public comments were closed at 6:19 p.m. 
 
Staff Recommendation: 
 
Randall read over the Staff Recommendation as follows: 
Staff recommends approval of the project as proposed, for a real estate office, rental 
property and storage for the real estate/construction company, with the follow conditions: 

1. A variance to the sidewalk requirement along Highway 50. 
2. A variance to allow the landscaping plan to be constructed as shown on the site 

plan. 
3. The use of storage associated with the Planned Use application shall be limited to 

the owner’s property maintenance business and must remain within pole barn. No 
outside storage is permitted. 

4. The Planned Use approval permits a single-family residential unit and permits the 
office building to revert back to a single-family residential unit in the future. 
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5. If new construction of a building is proposed in the future, the site will be required 
to receive a new planned use approval and include improvements, such as tying 
onto the City’s sewer infrastructure, provide the necessary sidewalks and all other 
development related improvements as defined by the Development Manual and 
Zoning Code. 

 
Motion was made by Baskett and seconded by Rohr to approve the Staff’s 
Recommendation as written. 
 
ROLL CALL:  Arell-Martinez, aye; Baskett, aye; Cavins, aye; Pickett, aye; Rogers, aye; 
Rohr, aye; Sewell, aye.  All Ayes.  Motion to approve with conditions passed.     
 
The project moves to Community Development on February 22, 2016, at 6 p.m.  The 
public hearing was closed at 6:21 p.m. 
 
REPORTS OF STANDING AND SPECIAL COMMITTEES:  None. 
  
REPORTS AND COMMUNICATION:   
Randall announced that there are no petitions awaiting public hearing for neither 
February 23rd nor March 8th, so those meetings have been cancelled. 
 
There was general discussion about various commercial developments and the Old City 
Hall Request for Proposals 
 
ADJOURNMENT:   
 
Motion was made by Rohr and seconded by Pickett to adjourn.  All ayes.  Motion carried.  
The meeting was adjourned at 6:28 p.m. 
 
Respectfully submitted, 
 
____________________________ 
Vicki Evans, Transcriptionist 
 
 
__________________________________ 
Minutes approved by Planning Commission 
 



 

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\SEPA\IALOH - Shriners\IALOH Convention CD Memo 2-22-16.doc 

 
 
 

M E M O R A N D U M 
 

TO:  Community Development Committee  
FROM:  Justin Randall, Senior Planner 
THRU:  Ted Shekell, Community Development Director 
DATE:  February 22, 2016 
SUBJECT: Special Event Permit: IALOH Annual Convention (MOTION)  
 
Project Summary 
 
• Applicant: James Pulley – International Association Legion of Honor (Shriners) 
• Special Event Permit for a tent in the parking lot of the Hilton Garden Inn 
• Located at 360 Regency Park on the east end of the Hilton Garden Inn 
• The tent will be up from April 5, 2016 – April 11, 2016, at a maximum size of 30’ x 30’. 
• Tent will be used roughly from 8AM to 11PM for additional space for members of the conference to gather. 
• The permit and conference is being requested for the first time. 
 
A site plan was provided by the applicant that shows the location of the tent and will occupy approximately 5 parking 
spaces.  
 
Recommendation: The Fire and Police Departments had no issues with the request. Staff recommends approval of 
the Special Event Permit with the following conditions: 
 

1. The tent shall be anchored properly, and an inspection shall be scheduled with the City when the tent is 
installed. 
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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:  February 22, 2016 
SUBJECT: Special Event Permit – St. Nicholas Church “NickFest” (MOTION) 

 
Project Summary 
Applicant: Ann Daniels, St. Nicholas Roman Catholic Church 
Event:  St. Nicholas NickFest Festival 
Date/Time:  Friday, May 20th 12:00 PM to 10:00 PM & Saturday, May 21st from 9:00 AM to 10:00 PM  
Location: St. Nicholas Roman Catholic Church, 625 St. Nicholas Drive 
 
Event Details:  

• Friday 
o Rides and children’s games from 12:00 PM – 10:00 PM 
o Bingo in the gymnasium from 5:00 PM – 8:00 PM 
o Live music 7:00 PM – 10:00 PM 
o Cake wheel 5:00 PM – 10:00 PM 
o Food and beverages served from 12:00 PM – 10:00 PM 
 

• Saturday 
o 5K Run starts and ends at St. Nicholas Church beginning at 9:00 AM (route attached) 
o Rides and children’s games from 12:00 PM – 10:00 PM                      
o Bingo in the gymnasium from 5:00 PM – 8:00 PM 
o Live music 6:00 PM – 10:00 PM 
o Cake wheel 5:00 PM – 10:00 PM 
o Food and beverages served from 12:00 PM – 10:00 PM 

 
• Anticipated attendance is 1,000 on Friday and 3,000 on throughout the day on Saturday 
• Outdoor music will be in the beer & wine tent.  The setup of the stage is to direct sound away 

from the nearest residences. 
• Parking will be in the filed the church owns on Wesley and on-street 
• Toilet facilities will be provided at the church and portable toilets 

 
Signage Request:  

• 18” x 24” yard signs 
• 4’ x 4’ banner mounted on stakes at the corner of Wesley Drive and St. Nicholas Drive 4 weeks 

prior to the festival 
• 18’ x 24” yard signs for parking, entrances and exits around the block of the church campus 

(Friday and Saturday of the event) 
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City Assistance Request: 
• 4 uniformed police officers on Friday and Saturday between 7:00 PM – 11:00 PM per the Memo 

of Understanding between the Parish and the O’Fallon Police Department. 
• EMS parked on the grounds when not in use at different times throughout the event. 

 Notes:   
• This is the second event of this nature requested by St. Nicholas Church and consistent with last 

year’s approval. 
 
Staff Recommendation 
The City Clerk, Public Works, Police and Fire Departments have reviewed the special event permit and have 
recommended approval of the event.  Staff recommends approval of the Special Event Permit with the following 
conditions: 
 

1. Church will need to notify the property owners surrounding the campus of the event. 
2. The event is subject to the Memorandum of Understanding between the City of O’Fallon and the St. 

Nicholas Parish. 
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M E M O R A N D U M 
 

TO:  Community Development Committee  
FROM:  Justin Randall, Senior Planner 
THRU:  Ted Shekell, Community Development Director 
DATE:  February 22, 2016 
SUBJECT: Special Event Permit: Wal-Mart Garden Center (MOTION)  
 
Project Summary 
 
• Applicant: Chris Elam and David White for O’Fallon Wal-Mart 
• Special Event Permit for Wal-Mart Garden Center seasonal outdoor display 
• Located at 1530 W Hwy 50 in front of O’Fallon Wal-Mart 
• Business will take place upon approval to July 30, 2016 
• Outdoor display will be open 24 hours a day 
• The permit is consistent with past requests. 
 
A site plan was provided by the applicant that shows the location of the display areas. Approximately 115 of the 880 
existing parking spaces will be occupied by the proposed display areas, leaving 765 parking spaces.  
 
Recommendation: The Fire and Police Departments had no issues with the request. Staff recommends approval of 
the Special Event Permit with the following conditions: 
 

1. Drive aisles and fire lanes must remain open at all times for emergency vehicle access.  
2. Display of materials must be limited to those areas shown on the 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:  February 22, 2016 
SUBJECT:   P2016-01: CR Holland, Planned Use (1st Reading)
 
Plan Commission Recommendation 
The Planning Commission held a public hearing on the above referenced application at their February 9, 2016 
meeting. The Commission voted 7-ayes and 0-nays to approve the requested Rezoning and Planned Use application 
for CR Holland, subject to the conditions recommended by staff. 
 
Project Background 
Ron Bright of RGB Surveying on behalf of Chad Holland of CR Holland Commercial Real Estate has filed an 
application requesting a change of zoning from SR-2, Single Family Residential Dwelling District to O-1(P) Planned 
Office District for a parcel of land at 718 West Highway 50.  CR Holland will be using one of the existing houses as a 
real estate office, a second existing house will be a rental property and the large pole barn will be used for the 
company’s storage of tools and materials for repairing and maintenance of rental property. 
 
The applicant will be remodeling the interior of the house for the use of office space.  Very little to no modifications are 
being made to the outside of the building. The existing access will remain the same and there is an existing asphalt 
pad that will be striped for vehicle parking.   
 
Please see the attached Plan Commission Project Report for more detailed information on the proposal. 
 
Staff Recommendation 
Staff recommends approval of the project as proposed, for a real estate office, rental property and storage for the real 
estate/construction company, with the follow conditions: 

1. A variance to the sidewalk requirement along Highway 50. 
2. A variance to allow the landscaping plan to be constructed as shown on the site plan. 
3. The use of storage associated with the Planned Use application shall be limited to the owner’s property 

maintenance business and must remain within pole barn.  No outside storage is permitted. 
4. The Planned Use approval permits a single-family residential unit and permits the office building to 

revert back to a single-family residential unit in the future. 
5. If new construction of a building is proposed in the future, the site will be required to receive a new 

planned use approval and include improvements, such as tying onto the City’s sewer infrastructure, 
provide the necessary sidewalks and all other development related improvements as defined by the 
Development Manual and Zoning Code. 

 
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:  February 9, 2016 
PROJECT:   P2016-01: CR Holland, Planned Use
 
Location: 718 West Highway 50 
Ward: 6 
Applicant: Ron Bright on behalf of CR Holland Commercial Real Estate 
Owner: CR Holland Construction, LLC 
Submitted: December 29, 2015 
 
Background & Executive Summary 
Ron Bright of RGB Surveying on behalf of Chad Holland of CR Holland Commercial Real Estate has filed an 
application requesting a change of zoning from SR-2, Single Family Residential Dwelling District to O-1(P) Planned 
Office District for a parcel of land at 718 West Highway 50.  CR Holland will be using one of the existing houses as a 
real estate office, a second existing house will be a rental property and the large pole barn will be used for the 
company’s storage of tools and materials for repairing and maintenance of rental property. 
 
The applicant will be remodeling the interior of the house for the use of office space.  Very little to no modifications are 
being made to the outside of the building. The existing access will remain the same and there is an existing asphalt 
pad that will be striped for vehicle parking.   
 
Existing Conditions 
The subject property is currently zoned SR-2, Single Family Residential Dwelling District. The property currently has 
two houses, a detached garage and a large pole barn. The table below summarizes the zoning and land uses of 
adjacent properties. Please see the attached maps for more detailed information. 
 
 Adjacent Zoning     Adjacent Land Use 
North: MR-2/PUD     Eagle Ridge Apartments 
East: SR-2 & O-1     Single-family Residence and Scott Credit Union 
South B-1     Sonic and CVS (across Highway 50) 
West SR-2     Single-family Residence 
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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 Office / Service.  The 
proposed rezoning to O-1 (P), Planned Office District is consistent with the Comprehensive Plan.  Additionally, 
Section 8.3 of the Comprehensive Plan provides a set of guidelines for the redevelopment of the section of Highway 
50 from Green Mount Road to Lawn Avenue, which is outlined below. 
 
Residential Conversion 
The City has three possible options for the area of the proposed rezoning. First is to do nothing, leaving it residential, 
thereby encouraging some of the properties to become rental or vacant at some point.  
 
The second option is to follow the recommendation of the 2001 Plan that proposed office designation with the 
condition that minimum 2.5-acre parcels be assembled. Landscaped buffers would be needed between this area and 
the houses surrounding each parcel. The proposals should encourage continuity of development, efficient traffic flow, 
and coordination between residential and commercial land uses. Office use is more appropriate in these locations 
than retail due to fewer turning movements, the hours of operation of offices would be daytime, display or intense 
parking lot lighting would not be needed, and the less intense, more residential scale of an office/business service 
area would enable new developments to be more compatible with their neighbors.  
 
The third option would be to allow conversions of these residences to limited business or professional uses. The 
properties would be allowed, through a Planned Use option, to be rezoned to Office and Business zoning 
classification, providing relief for certain business uses having a maximum of 1-2 employees, 3-4 parking spaces, and 
monument signage. The ultimate goal would be to assemble these parcels into a cohesive, master planned area. 
 
Future developments would be required to have the appropriate utility easements to facilitate the development of new 
infrastructure needed to service this area, cross-access easements to allow future movement between properties, 
sidewalks for pedestrian traffic along Highway 50, and landscaped buffer-yards would be required. Preservation of 
mature, healthy trees should be done where appropriate. Tree planting and landscaping along Highway 50 should 
also be a part of each project. Maintenance of the neighborhood scale and appearance of this area is critical in 
preventing the degradation of its appeal and importance to the City. Each property would need its own detention, 
unless several parcels could be developed together to obtain more consolidated detention basins. 
 
Code of Ordinances:   
The zoning hearing has been triggered due to §158.116 of the O’Fallon Code of Ordinances which requires planned 
use approval for “any proposed amendment or change in zoning, change of use from a residential to a non-residential 
use, where the subject property is adjacent to or within 250 feet of any property used for residential, public assembly, 
including religious or school purposes.” The property is adjacent to residential properties to the north, east and west. 
Due to this requirement, the applicant is requesting a change of zoning from SR-2, Single Family Residential Dwelling 
District to O-1(P) Planned Office District. The proposed rezoning is subject to Chapter 158 (Zoning) of the Code of 
Ordinance and must meet the requirements of the O-1, Office 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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Discussion Points/Issues 
Land Use & Comprehensive Plan 
The subject property is identified as Office/Service in the Comprehensive Plan.  The proposed project is consistent 
with the Comprehensive Plan. The subject property is located in an area of Highway 50 that has residential uses on 
the north side of Highway 50 and commercial/retail uses across Highway 50. The zoning hearing has been triggered 
due to the proposed use of an office use, located within 250 feet of a residence. CR Holland will be using one of the 
existing houses as a real estate office, a second existing house will be a rental property and the large pole barn will 
be used for the company’s storage of tools and materials for repairing and maintenance of rental property. 
 
The applicant will be remodeling the interior of the house for the use of office space.  Very little to no modifications are 
being made to the outside of the building. The applicant indicates in the narrative the potential for the office building to 
revert back to a residential rental at some point in the future.  The existing access will remain the same and there is 
an existing asphalt pad that will be striped for vehicle parking.  
 
Traffic Circulation/Parking 
Ingress and Egress:  The site will continue to provide access from existing private drive off of Highway 50.   
 
Parking:  The site plan proposes using an existing asphalted area to provide the necessary parking for the conversion 
of the main house into a real estate office.  The plan indicates a small area in which additional asphalt will be added 
to meet the required 4 spaces, including an accessible parking space.  The plan proposes curbing the new asphalt to 
detain the excess water and slowly release through a curb cut with rip rap.  
 
Sidewalks:  The current site does not have a sidewalk along Highway 50 and the petitioner is not proposing a 
sidewalk.  Since the site is converting from a residential land use to an office use in an interim basis and the property 
could be part of a future larger redevelopment, the need for a sidewalk may not be necessary at this time.  If the 
parcel would become part of a redevelopment in which the house is removed and new construction is proposed a 
sidewalk would be necessary at that time. 
 
Landscaping and Buffer Requirements 
City code requires a structural buffer of a 6-foot fence and landscaping between O-1, Office District and the MR-2, 
Multi-family Residence Dwelling District and the SR-2, Single Family Residence Dwelling District.  The plan is 
proposing a 6-foot high vinyl fence and trees along the northern property line, where the site adjoins the Eagle Ridge 
Apartments.  However, the applicant is requesting relief from the required buffer along the eastern and western 
property lines where the site adjoins SR-2 zoning. The conversion of the residence to a small office will not alter the 
use of the property greatly and there are existing evergreen trees providing a buffer between the residences to the 
east and west. 
 
Lighting 
The site is not being lighted do to the normal hours of the real estate office being 9:00AM – 5:00PM.  
 
Utilities and Drainage 
The existing public water supply will remain as previously constructed. The site is serviced by a private septic sewer 
service that is monitored by St. Clair County Health Department.  According to the County’s regulations the existing 
private sewage system can remain until such time that it is not properly functioning.  The Public Works Department 
has reviewed the application and due to the location of the City’s sanitary sewer lines, if the private septic system 
begins to fail, the owner will be responsible to tap onto the City’s sanitary sewer system.  However, the Public Works 
Department will not require the conversion to an office to tie into the City’s sanitary sewer system.  Additionally, if new 
construction of a building is proposed in the future, the site would need to tie onto the City’s sewer infrastructure.  
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There is a minor addition of impervious surface are being added to meet the necessary parking demand for the real 
estate office.  The additional runoff that will be created by the additional pavement should not cause any adverse 
conditions to the site or neighboring properties.  However to address the potential increase in runoff the plan shows 
curbing the low side of the parking area with a curb cut to slowly release the stormwater.  The plan also shows the 
placement of rip rap to slow and dissipate the water coming off the impervious surface.  Staff believes this form of 
detention will suffice as the necessary detention for the minor additional impervious surface. 
 
Signage 
At this time, the applicant has indicated they would like to construct a sign on Highway 50, which would not exceed 32 
square feet and not exceed the height of 6 feet. All of the proposed dimensions of the sign would meet the 
requirements for a sign for a property converting a residence into a commercial use. 
 
Hours of Operation 
Hours of operation are proposed to be 9:00AM to 5:00PM, Monday-Friday, with appointments on Saturday. 
 
Variances 
Sidewalks: As outlined in the Comprehensive Plan, the conversion of the residential homes to small office uses along 
Highway 50 is an interim development step, with the ultimate goal to assemble a number of properties for 
redevelopment at a larger scale.  Overall, staff believes the appropriate time for the construction of the sidewalk is 
when there is a larger redevelopment project, not at the interim residential conversion stage.  
 
Landscape Buffer: The landscape plan is providing for the landscaping requirements along the northern property line, 
where there the landscaping could be preserved if the property is redeveloped as a part of a larger development.  In 
addition to the buffer required on the northern property line, a landscaped buffer is required to mitigate the impact of 
the development on adjacent residential areas to the east and west.  Instead of requiring fencing, staff recommend 
keeping the exiting landscaping in place, which includes evergreens to buffer the neighboring residential properties.  
This is consistent with the Scott Credit Union development just to the east. 
 
Review and Approval Criteria 
Section 9.050 of Article IX “Planned Uses” lists several criteria for evaluating planned uses. Evaluation of the project 
based on these factors is included under each criterion. 

1. The criteria governing the rezoning of the property and approval of site plans, as set forth in the standards 
and requirements found elsewhere in the zoning code or in other applicable law, 
The 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 will not have a significant impact on traffic. 

3. The relationship and compatibility of the proposed plan to adjacent properties and the surrounding 
neighborhood. 
The conversion of the residential home to an office should not negatively affect adjacent properties. The 
comprehensive plan has indicated this as an area that will slowly convert to office uses. 

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. 
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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. 

Yes, 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 O-1 Office District. 

 
Staff Recommendation 
Staff recommends approval of the project as proposed, for a real estate office, rental property and storage for the real 
estate/construction company, with the follow conditions: 

1. A variance to the sidewalk requirement along Highway 50. 
2. A variance to allow the landscaping plan to be constructed as shown on the site plan. 
3. The use of storage associated with the Planned Use application shall be limited to the owner’s property 

maintenance business and must remain within pole barn.  No outside storage is permitted. 
4. The Planned Use approval permits a single-family residential unit and permits the office building to 

revert back to a single-family residential unit in the future. 
5. If new construction of a building is proposed in the future, the site will be required to receive a new 

planned use approval and include improvements, such as tying onto the City’s sewer infrastructure, 
provide the necessary sidewalks and all other development related improvements as defined by the 
Development Manual and Zoning Code. 

 
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:  Ted Shekell, Community Development Director 
DATE:  February 22, 2016 
SUBJECT: FY 2017 Community Development Budget Proposal 
 
 
FY 2016 PZ Budget Summary  
  
Attached is a copy of the FY 201 Community Development Department proposed.  The total proposed budget of 
$1,031,065 is a modest 1.3% increase over last year’s budget of $1,017,625. 
 
The most significant part of our budget is, of course, personnel.  There are very few line item increases in the budget 
– actually many items have seen a reduction.  Overall, there is a 7% increase in the salary line item, although there 
are no new employees proposed for the department. This increase is mostly with regards to a correction of the City’s 
part-time plumbing inspector being properly funded out of the part time salaries line item.  Also the increase reflects a 
general 3% salary increase, and a modest increase in the part-time salary line item due to the additional 
responsibilities taken on by our part-time Assistant City Planner.  We are proposing a reclassification for the Assistant 
City Planner position to incorporate the role of the Downtown Coordinator as identified in the Downtown O’Fallon 
Area Action Plan.  This reflects a continuation in the department taking on additional responsibilities in economic 
development and the City’s strategic plan.  This year the department is not proposing to employ a summer intern, 
thus the reduction in our contracted services.  
 
Other items of note include the transfer of funds for IT Allocation at $73,645 in the newly created Line Item 4795.  
Overall, the IT Allocation and Computer Services for FY2017 is a 28% increase in computer services and IT 
Support/Services, although this would be primarily reflective of general city-wide IT services rather than specific new 
CD Department projects.    
 
We anticipate a major reduction in professional service expenses in the CD budget, with most of our use of 
professional services being needed for economic development projects and will therefore be reallocated out of the 
Economic Development and TIF budgets.  As with last year, we are budgeting additional funds for nuisance property 
abatements, particularly to demo a condemned house on Elm, as well as to continue maintaining the mowing and 
property upkeep on the various foreclosures and properties needing code enforcement throughout the City.   
 
One final item of note - we are not proposing to replace any vehicles in FY2017 but do anticipate replacement of one 
in the 2018 budget..  
 
 



Account Number Account Description 2013 Actual Amount 2014 Actual Amount 2015 Actual Amount 2016 Actual Amount 2016 Adopted Budget
2017 Committees - 

Level 2 FY17B vs FY16B %

4000 Salaries 518,460.92 536,152.09 539,551.44 404,426.11 580,025.00 597,320.00 3.0%

4001 Part Time Salaries 16,806.20 21,551.13 58,786.52 47,209.51 51,560.00 76,475.00 48.3%

4005 Overtime Wages 1,088.87 955.37 797.51 2,507.41 1,000.00 3,060.00 206.0%

$536,355.99 $558,658.59 $599,135.47 $454,143.03 $632,585.00 $676,855.00 7.0%

4006 Contracted Services 0.00 0.00 0.00 0.00 12,000.00 0.00 -100.0%

4030 Hospitalization Insurance 95,529.48 90,678.58 91,109.78 81,023.19 111,205.00 121,875.00 9.6%

4031 Dental Insurance 5,818.36 5,859.94 6,035.05 4,964.73 6,575.00 7,940.00 20.8%

4032 Life Insurance 496.98 623.38 595.18 408.00 600.00 575.00 -4.2%

4060 Unemployment Compensation 2,898.49 0.00 2,565.29 5,046.85 1,945.00 3,160.00 62.5%

4210 Workmens Comp Insurance 1,879.02 1,974.08 1,868.26 1,016.53 2,040.00 1,200.00 -41.2%

4690 Uniforms 2,234.46 1,909.11 1,785.23 1,512.31 2,200.00 2,200.00 0.0%

$108,856.79 $101,045.09 $103,958.79 $93,971.61 $136,565.00 $136,950.00 0.3%

4230 Telephone 5,809.04 5,982.60 7,974.52 6,181.60 7,060.00 8,855.00 25.4%

$5,809.04 $5,982.60 $7,974.52 $6,181.60 $7,060.00 $8,855.00 25.4%

4290 Travel Expense 7,355.43 3,039.48 5,679.22 2,916.12 7,000.00 6,500.00 -7.1%

4300 Automobile Allowance 1,494.36 1,360.91 1,403.80 1,121.28 1,500.00 1,500.00 0.0%

4320 Training 8,097.50 4,001.47 5,918.02 1,908.00 7,000.00 6,500.00 -7.1%

4416 Dues 3,583.00 2,926.00 2,765.00 2,503.00 3,500.00 3,500.00 0.0%

$20,530.29 $11,327.86 $15,766.04 $8,448.40 $19,000.00 $18,000.00 -5.3%

4110 Maintenance Vehicles 5,177.61 1,144.48 5,105.74 2,695.26 3,700.00 3,700.00 0.0%

4120 Maintenance Equipment 1,899.75 2,194.27 0.00 279.00 300.00 300.00 0.0%

4655 Equipment- Non-capital 3,719.34 2,119.82 1,219.14 754.26 2,200.00 2,200.00 0.0%

4670 Maintenance Supplies 199.05 275.98 (21.31) 34.03 400.00 200.00 -50.0%

$10,995.75 $5,734.55 $6,303.57 $3,762.55 $6,600.00 $6,400.00 -3.0%

4220 General Insurance 10,778.92 19,415.66 20,668.50 19,188.07 23,135.00 21,110.00 -8.8%

4330 Postage 7,059.00 6,845.41 6,164.19 3,053.20 7,000.00 5,000.00 -28.6%

4350 Printing & Publishing 2,775.37 3,166.91 3,224.22 1,644.83 3,000.00 3,000.00 0.0%

4351 Recording Fees 1,296.50 625.20 1,025.00 1,708.02 1,500.00 2,000.00 33.3%

4360 Accounting Services 4,384.50 4,473.30 4,773.00 4,786.10 4,500.00 4,500.00 0.0%

4380 Legal Services 23,279.30 24,909.44 26,700.50 11,528.00 25,000.00 25,000.00 0.0%

4390 Professional Service 4,599.95 11,284.85 7,638.21 572.94 18,000.00 7,000.00 -61.1%

4395 Nusiance Abatements 3,790.00 5,610.00 5,625.00 4,190.00 18,000.00 15,000.00 -16.7%

4640 Computer Supplies 1,333.08 1,263.36 1,076.33 754.51 1,000.00 1,000.00 0.0%

4650 Office Supplies 12,074.30 13,848.28 6,833.46 1,184.88 2,500.00 2,000.00 -20.0%

4660 Gasoline & Oil 10,259.02 9,143.72 8,150.29 4,464.10 8,500.00 7,000.00 -17.6%

4680 Operating Supplies 629.46 571.24 637.89 472.70 700.00 700.00 0.0%

4710 Publications 4,063.61 2,539.49 4,283.09 856.86 5,500.00 4,000.00 -27.3%

4954 Equipment Lease Payment 3,280.41 2,343.59 0.00 4,001.66 4,975.00 2,450.00 -50.8%

$89,603.42 $106,040.45 $96,799.68 $58,405.87 $123,310.00 $99,760.00 -19.1%

4550 Overpayment Refunds 260.00 164.13 0.00 0.00 0.00 0.00 N/A

4809 Miscellaneous Expense 142.00 171.21 268.71 0.00 500.00 0.00 -100.0%

$402.00 $335.34 $268.71 $0.00 $500.00 $0.00 -100.0%

4833 Vehicles 18,499.00 0.00 18,655.00 0.00 19,000.00 0.00 -100.0%

$18,499.00 $0.00 $18,655.00 $0.00 $19,000.00 $0.00 -100.0%

EX10 - Personnel

City of O Fallon Budget Worksheet Report

Fund:      01 - General Fund

EXPENSES

Department:       56 - Planning & Zoning

EX70 - Miscellaneous

Account Classification Total: EX10 - Personnel
EX15 - Other Personnel

Account Classification Total: EX15 - Other Personnel
EX30 - Utilities

Account Classification Total: EX30 - Utilities
EX40 - Travel/Training

Account Classification Total: EX40 - Travel/Training
EX50 - Maintenance & Equipment

Account Classification Total: EX50 - Maintenance & Equipment
EX60 - Operating Expenses

Account Classification Total: EX60 - Operating Expenses

Account Classification Total: EX70 - Miscellaneous
EX71 - Capital Expenditures

Account Classification Total: EX71 - Capital Expenditures



Account Number Account Description 2013 Actual Amount 2014 Actual Amount 2015 Actual Amount 2016 Actual Amount 2016 Adopted Budget
2017 Committees - 

Level 2 FY17B vs FY16B %

City of O Fallon Budget Worksheet Report

4795 Transfer for IT Allocation 0.00 0.00 0.00 0.00 0.00 73,645.00 N/A

$0.00 $0.00 $0.00 $0.00 $0.00 $73,645.00

4955 Loan payment-principal 5,821.81 9,634.39 10,277.00 5,757.74 11,240.00 5,800.00 -48.4%

5000 Interest - Loans 535.59 912.90 320.00 348.21 700.00 250.00 -64.3%

$6,357.40 $10,547.29 $10,597.00 $6,105.95 $11,940.00 $6,050.00 -49.3%

4340 Computer Services 31,829.71 33,386.52 33,272.93 25,801.87 50,865.00 4,550.00 -91.1%

4345 IT Support/Services 10,096.82 9,928.30 7,049.20 2,854.68 10,200.00 0.00 -100.0%

$41,926.53 $43,314.82 $40,322.13 $28,656.55 $61,065.00 $4,550.00 -92.5%

$839,336.21 $842,986.59 $899,780.91 $659,675.56 $1,017,625.00 $1,031,065.00 1.3%

$839,336.21 $842,986.59 $899,780.91 $659,675.56 $1,017,625.00 $1,031,065.00 1.3%

$839,336.21 $842,986.59 $899,780.91 $659,675.56 $1,017,625.00 $1,031,065.00 1.3%

($839,336.21) ($842,986.59) ($899,780.91) ($659,675.56) ($1,017,625.00) ($1,031,065.00) 1.3%

$0.00 $0.00 $0.00 $0.00 $0.00 $0.00 0.0%

$839,336.21 $842,986.59 $899,780.91 $659,675.56 $1,017,625.00 $1,031,065.00 1.3%

($839,336.21) ($842,986.59) ($899,780.91) ($659,675.56) ($1,017,625.00) ($1,031,065.00) 1.3%

Fund REVENUE      Total: 01 - General Fund

EX72 - Transfers to Other Funds

Account Classification Total: EX72 - Transfers to Other Funds
EX83 - Loan Payable - principal

Account Classification Total: EX83 - Loan Payable - principal
EX65 - IT Support Services

Account Classification Total: EX65 - IT Support Services
Department Total: 56 - Planning & Zoning

EXPENSES Total

Fund EXPENSE      Total: 01 - General Fund

Fund Total: 01 - General Fund

REVENUE GRAND Totals:     
EXPENSE GRAND Totals:     

Grand Totals:     
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