
Plan Commission Agenda January 20, 2019 

NOTICE & AGENDA FOR 
City of Columbia, Illinois – Plan Commission 

Meeting, Monday, January 20, 2020  
@ 6:30pm 

Columbia City Hall, 3rd Floor Auditorium 
208 South Rapp Avenue 

Columbia, Illinois 

 

        

 

1. Call to Order 

2. Roll Call & Establish Quorum 

3. Approval of Minutes 

a) December 09, 2019  Plan Commission Minutes * 

4. Public Input 

5. Public Hearing 

a) Request from Southern Illinois Development, LLC to establish a 
Community Unit Plan Type B (CUP-B) on Parcels #04-23-318-017-000, 
#04-23-318-018-000, #04-23-318-019-000, and #04-23-400-001-000, 
generally located northeast of the State Route 3 & 158 interchange. * 

6. New Business 

7. Old Business 
a) Request from JLP Homes to rezone Parcel #04-15-102-004-000 from A-1 

to R-5 and establish a Community Unit Plan Type A (CUP-A) on Parcel 
#04-15-102-004-000 and portions of Parcels #04-15-100-002-000 and 
#04-15-100-020-000. * 

8. Committee Reports 

9. Staff Reports & Communications 

10. Adjourn 

* Denotes supporting document(s) in agenda packet. 

 
Next Plan Commission Meeting:  February 10, 2020 



Unapproved 

                                                                   

 

 



Unapproved 

                                                                   

 

 



Unapproved 
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ZONING MAP AMENDMENT
(REZONING)

APPLICATION
(See Instruction & Requirements on Page 3)

co2::¥:Iac#i##_:#oF¢
618.281.7144  x 105

1.        Appl icant Information :

Name: Southern  Illinois Develpment LLC Phone #: 618-972u9572

Address: 1311  Hartman  Lane,  Belleville,  lL 62222

Email: marty@hubbardconst.com

2.       Property Interest of Applicant:

Owner©              Contractpurchaser®         Leaseholdero       Other:

3.       Property owner Information (if different than applicant):

Name: Hubbard  Investment Fund  LP Phone #: 618-972-9572

Address: 1311  Hartman  Lane,  Belleville,  IL 62222

Email: marty@hubbardconst.com
/

An amendment to the official zoning map is requested as follows:

4.      What is the Q±B§g±! land use and zoning district of the property?

Land Use: Single  Family Residential

Zoning  District: R-3

5.      What is the DroDosed land use and zoning disl:riot of the property?

Land, Use: Single  Family Residential

Zoning  District: R-3 with CUP-B

6.       F]eason for amendment:

&M^#%~####}`'?9¢7er#,C`ha\\,-I       c-|,          (I,\,      (/\,   I       \,  V  \,
I  certify that all  of the above statements/information  and the statements contained  in  any papers  or plans submitted
herewith  are true and  accurate.   I  consent to the entry in  or upon the  premises described  in this application  by any
authorized official of the City of Columbia for the purpose of inspecting, or of posting, maintaining and removing such
notices as may be by law.

-EE=L

Zoning  Map Amendment (Rezoning) Application   11.01.2019

I_9__+/__2__
Date

Page 1  of 3

#04-23-318-017-000
#04-23-318-018-000
added per applicant request on 12/18/19



Office use Below

Amendment Request #: INAr]q - rrfu

Date: 2/i`\ 'q

Ordinance No.:

Date:

PAYMENT

Amount Due: & 36C)
Cash:

Check #: u3S.£
Date Paid: 2fro `/iV

Credit Card :

Date set for public hearing:

Notice published in the Republic Times on:

Notice posted bulletin board/window & website on:

Recommendation of Plan Commission

Denied

Approved

Approved with  modification

Date of determination:

Zoning  Map Amendment (Flezoning) Application   11.01.2019

Action by Columbia City Council

Denied

Approved

Approved with  modification

Date of determination:

Page 2 of 3
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Reason for Request:

Plan Commission Meeting
December 9, 2019
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Staff Report & Recommendation
Request for Zoning Map Amendment (Rezoning)

APPLICANT/PROPERTY INFORMATION

Applicant Name:

Applicant is:

Owner Name:

Owner		  Leaseholder		  Purchaser		  Other:

Property Address:

Current Zoning:

Current Land Use:

Proposed Zoning:

Proposed Land Use:

VICINITY MAP

To allow the development of a single-family residential subdivision. The CUP-A is requested to 
allow smaller lots dedicated senior housing, while providing an average lot size consistent with the R-5 base zoning. 

JLP Homes, LLC (the application is attached)

Gerald A. & Darlene C. Goudey Revocable Living Trust

655 & 706 Valley Dr.

A-1 Agricultural District & R-5 One-Family Dwelling District

Agriculture & Single-family Residential

R-5 One-Family Dwelling District with a Community Unit Plan Type “A” (CUP-A)

Single-family residential subdivision
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Staff Report & Recommendation Request to Rezone Property - JLP Homes, LLC

PROPERTY PHOTOS

Plan Commission Meeting
December 9, 2019

1 2

3 4

Photo 1 - View to the south from Eckert Ln. toward eastern 
portion of subject property.

Photo 2 - View of existing structures on subject property 
from Eckert Ln.

Photo 3 - View west down Eckert Ln. from existing 
driveway.

Photo 4 - View east down Eckert Ln. from existing 
driveway.

5
Photo 5 - View of existing house north of pond.

6
Photo 6 - View to the east toward pond from Valley Dr.
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Staff Report & Recommendation Request to Rezone Property - JLP Homes, LLC

Plan Commission Meeting
December 9, 2019

PROPERTY PHOTOS

7 8

9 10

Photo 7 - View to the southwest from the dam. Photo 8 - View to the west from the dam.

Photo 9 - View to the east from the dam. Photo 10 - View of existing house south of pond from the 
dam.

11
Photo 11 - View of existing house north of pond from the 
dam.

12
Photo 12 - View west down Valley Dr. toward Rueck Rd.
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Staff Report & Recommendation Request to Rezone Property - JLP Homes, LLC

Plan Commission Meeting
December 9, 2019

PROPERTY PHOTOS

13 14

15

Photo 13 - View east down Valley Dr. Photo 14 - Intersection of Rueck Rd. & Eckert Ln.

Photo 15 - Intersection of Rueck Rd. & Valley Dr.
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Staff Report & Recommendation Request to Rezone Property - JLP Homes, LLC

ANALYSIS

Plan Commission Meeting
December 9, 2019

Existing Conditions
The subject property encompasses 9.27 acres comprised of all of Monroe County parcel #04-15-102-004-000 and portions 
of parcels #04-15-100-002-000 and #04-15-100-020-000. Parcel #04-15-102-004-000 is zoned A-1 Agricultural district and 
is undeveloped, but the portion south of Valley Dr. is used to grow hay. Parcels #04-15-100-002-000 and #04-15-100-020-
000 share a pond that receives an unnamed stream that drains property to the east. These parcels are both zoned R-5 and 
each is developed with a single-family residence. 
Properties to the north and west are developed with single-family homes and generally zoned R-5. However, the 3 parcels 
that share access to Valley Dr. are zoned A-1. The properties immediately south are zoned A-1, undeveloped, and used for 
agricultural purposes. The properties to the east are single-family homes developed on 2- to 4-acre lots. The Columbia city 
limit boundary is approximately 400 ft. east of the subject property on both sides of Eckert Ln.

Proposed Development
The subject property is under contract, with the sale contingent upon approval of the requested rezoning. If approved, the 
applicant intends to develop a single-family residential subdivision, with a portion dedicated to senior housing.

The applicant proposes to rezone parcel #04-15-102-004-000 to R-5 One-family Dwelling district, which would match 
current zoning on the portions of the other 2 parcels being purchased. Please reference the Proposed Zoning and Community 
Unit Plan “A” exhibit in the attached rezoning application for details.

The irregular shapes of the subject parcels as they exist, present challenges for development. So, the applicant is proposing 
to exchange the southwest portion of parcel #04-15-100-020-000 for a portion of the pond and levee in parcel #04-15-100-
002-000, which would remain with the current owner. The applicant is seeking to establish a Type A Community Unit Plan 
(CUP-A) over the resulting subject property. The Concept Site Plan for Community Unit Plan “A” exhibit in the attached 
rezoning application illustrates the proposed development configuration.

The CUP-A is an overlay zoning district provided for in Section 17.48.010 of the Columbia Zoning Code. It is intended to 
be used in conjunction with a standard residential zoning district (in this case R-5) to overcome atypical site conditions, such 
as irregular lot shape or topography. The intent is to allow deviations from the requirements of the base zoning district so a 
site may be developed in spite of the existing atypical conditions.

In this case, the applicant is seeking to deviate from the minimum 8,500 s.f. lot area, 70-foot lot width, and 120-foot lot 
width requirements of the R-5 district for lots 7 - 26 as depicted in the concept site plan. These lots would be developed 
with “villas” intended as senior housing. The concept would provide a “no maintenance” lifestyle for seniors. The villas 
will be individually-owned single-family units sold at market rate, with exterior maintenance provided by a property owners 
association. The remaining lots would exceed the minimum lot area and size requirements of the R-5 district, to result in a 
generous average lot size over 13,000 s.f. The zoning code requires a CUP-A to provide 250 s.f. per lot for recreation area. 
The proposal provides 11,606 s.f. of recreation area in Common Ground 1, which will have a fishing dock.

A new residential street would provide access to Eckert Ln. for lots 4-26. A standard two-way street segment is proposed 
intersecting with Eckert Ln. providing access to lots 4-6. This would split into a looped one-way street segment providing 
direct access to lots 7-26. Lots 1,2,3, and 27 would have direct access to Eckert Ln. Lot 28 is the only lot that would continue 
to have access to Valley Dr., which is a private street.   

Public Notice & Feedback (through Dec. 6, 2019)
Public notice of the proposed rezoning was published in the Republic-Times on November 20, 2019. The publication date 
was 19 days prior to the scheduled public hearing, which satisfies the statutory 15 - 30 days advance notification requirement.
On November 19, 2019, a notification letter was sent by regular mail to the owners of the 3 subject property parcels and the 
17 property parcels immediately adjacent to the subject properties.
The City has received 2 phone calls expressing opposition to the proposed rezoning. City staff also exchanged email 
correspondence with 2 individuals seeking information about the proposed rezoning.
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Staff Report & Recommendation Request to Rezone Property - JLP Homes, LLC

Plan Commission Meeting
December 9, 2019

Land Use Impacts of Proposed Zoning/Use
The majority of adjacent properties and those in the immediate vicinity are zoned R-5 and developed with single-family 
homes. The proposed development would add up to 28 new dwelling units at a lower density than allowed by the zoning code. 
Furthermore, at an average lot size of 13,026 s.f. per lot, the proposed development will be less dense than the neighboring 
residential subdivisions. Therefore, the proposed development is consistent with the overall pattern of development in the 
general vicinity and will result in minimal land use impacts.

Transportation & Utility Impacts of Proposed Zoning/Use
The primary transportation impacts of the proposed development will be seen on Eckert Ln., which is a dead-end 
local residential street. Eckert Ln. connects to Rueck Rd. and runs east/northeast through the city limits extending into 
unincorporated Monroe County. The entire length of Eckert Ln. is approximately 4,500 feet. A total of 57 single-family 
homes access the transportation network via Eckert Ln. There are no current traffic counts available for Eckert Ln. However, 
based on average trip generation of 10 trips per day (Institute of Transportation Engineers Trip Generation Report, 8th 
Edition; Use Code 210), the existing traffic volume of Eckert Ln. can be assumed at approximately 570 vehicles per day.
The proposed detached senior housing (ITE Use Code 251) will generate about 4 trips per day per unit. The 20 senior 
housing units can be estimated to generate approximately 80 new trips per day on Eckert Ln. In addition, the 7 new single-
family homes (ITE Use Code 210) will generate about 70 new trips per day. The proposed development will add a total of 
approximately 150 trips per day to Eckert Ln., which is estimated to have a post-development traffic volume of 720 trips per 
day, an increase of about 26% from pre-development traffic. Generally, 1,000 vehicles per day is considered a comfortable 
volume for a two-lane local residential street. Therefore, the proposed zoning and future development will have a minor 
impact on local transportation facilities.
Existing 8-inch sanitary sewer mains run along the south side of Eckert Ln. and Valley Dr. An 8-inch water main runs along 
the north side of Eckert Ln. and a 6-inch water main runs along the north side of Valley Dr. Therefore, the site is well served 
with both public water and sanitary sewer. These utility mains have ample capacity to serve the site for the foreseeable 
future. Therefore, the proposed zoning and potential future development will have no discernible impact on public water 
supply or sanitary sewer capacity.
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Staff Report & Recommendation Request to Rezone Property - JLP Homes, LLC

FINDINGS

Plan Commission Meeting
December 9, 2019

Uses and Zoning of Nearby Property
As outlined in the Analysis Section of this report, the requested R-5 zoning in conjunction with the proposed CUP-A is 
compatible with adjacent land uses, zoning, and overall land development pattern in the immediate vicinity.

Extent to which Subject Property Value is Diminished by Current Zoning
The portion of the subject property zoned A-1 is undeveloped and used only to grow hay. Only 2 homes exist on the 
portion of the property zoned R-5. The atypical lot configuration hampers development potential absent deviations from the 
minimum lot area and size requirements of the R-5 zoning district. The current zoning likely contributes to diminishing the 
subject property’s value.

Negative Impact on Subject Property Value vs. Public Health, Safety & Welfare
The subject property is underutilized and underdeveloped, which negatively impacts the property value. The analysis indicates 
minimal impacts can be anticipated from the development, as proposed. Therefore, approving the requested rezoning will 
benefit the property owner with little negative impact to the overall health, safety, and welfare of the community.  

Public Gain vs. Hardship to Subject Property Owner
As currently zoned and configured, the subject property is difficult to develop and generates little tax revenue, but still must 
receive municipal services, such as police protection. The proposed zoning would facilitate development of the subject 
property, allowing it to be utilized more efficiently and help broaden the local tax base. Approving the requested rezoning 
will alleviate a hardship to the property owner while providing net benefits to the public.

Suitability of Subject Property for Proposed Zoning
The existing configuration make the lot difficult and cost-prohibitive to develop as currently zoned. Rezoning the A-1 zoned 
portion of the subject property, in conjunction with the proposed CUP-A for the site will help overcome the challenges and 
allow the property to be developed in a manner consistent with the development pattern in the immediate vicinity. Because 
the surrounding properties had similar pre-development conditions, the subject property is suitable for the requested zoning 
and consistent with the overall development pattern.

Length of Time Subject Property has Remained Vacant as Zoned
The A-1 portion of the property has not allowed the subject to be developed in a manner consistent with the surrounding 
area. Current zoning has hampered the site’s development potential, especially considering the lot configuration. 

Consistency with the Community Vision & Planned Land Uses
The Columbia 20/20 Master Plan encourages infill growth in areas served by existing infrastructure. The use of CUPs is 
supported as a means of promoting a wider range of housing types, such as the proposed senior housing. The proposed 
zoning is consistent with the community’s land use plan and vision. 

Community Need for Proposed Use
We lack senior housing, particularly independent living opportunities that allow seniors to age in place as a vital part of the 
Columbia community. The proposed use helps fill a community need for senior housing.
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Staff Report & Recommendation Request to Rezone Property - JLP Homes, LLC

STAFF RECOMMENDATION

Based on the information, analysis, and findings contained in this report, staff recommends that 
the request to rezone the subject property be:

DISAPPROVED/DENIED

APPROVED AS SUBMITTED

APPROVED, SUBJECT TO THE FOLLOWING CONDITIONS:

Additional Comments:

I hereby submit this report and certify that the review has been conducted in an unbiased and 
objective manner. The analysis and recommendations contained herein represent my professional 
judgment, interpretation of the City of Columbia Zoning Code, and understanding of the information 
furnished by the applicant or discovered in the course of my review. Any recommendations herein 
are advisory in nature and provided solely for the consideration of the Columbia Plan Commission 
and City Council.

REPORT CERTIFICATION

Report prepared and submitted by:

Scott A. Dunakey, AICP
Director of Community Development &
Zoning Administrator

Date

Plan Commission Meeting
December 9, 2019

1) Development shall occur in a manner substantially consistent with the Concept Site Plan submitted with the 
application. 2) Approval shall be revoked if the applicant fails to receive City approval of a final subdivision plat and 
improvement plans within one year of the adoption of the approving ordinance. 3) Restrictive covenants shall be provided 
for the subdivision that require lots 7-26 to be dedicated to senior housing, as proposed herein.

December 6, 2019

X



Staff Report - Attachment Rezoning Application
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Staff Report - Attachment Rezoning Application
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Staff Report - Attachment Rezoning Application
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Staff Report - Attachment A Rezoning Application

ECKERT LANE GOUDEY PROPERTY
PROPOSED ZONING AND COMMUNITY UNIT  PLAN "A"

PLAT PREPARED FOR
JLP Homes, LLC

DATE:

SURVEYED:

DRAWN:

CHECKED:

APPROVED: PROJECT NO.:

R-5
ONE-FAMILY DWELLING DISTRICT

A-1
AGRICULTURAL DISTRICT

EXISTING A-1 (AGRICULTURAL DISTRICT)
PROPOSED R-5 (ONE-FAMILY DWELLING DISTRICT)

PROPOSED COMMUNITY UNIT
PLAN "A" (CUP-A) BOUNDARY



Staff Report - Attachment A Rezoning Application




