NOTICE & AGENDA FOR
City of Columbia, Illinois – Plan Commission
Meeting, Monday, November 8, 2021 at
6:30pm
Columbia City Hall Council Chamber
208 South Rapp Avenue
Columbia, Illinois
1.

Call to Order

2.

Roll Call & Establish Quorum

3.

Approval of Minutes
a) October 12, 2021 Plan Commission Minutes*

4.

Public Comment

5.

Public Hearings
a) Request for a sign variance to Sections 15.44.100 and 15.44.190 of the
Columbia Sign Code to allow a total sign area of 126 square feet and to allow
three (3) exterior signs on Route 3 street frontage at 200 Admiral Trost Road
(BJC Medical Group).*

6.

Unfinished Business
a) Preliminary subdivision approval of Bluff Ridge Estates located on the east
side of Rueck Rd. at the terminus of Rueck Pkwy.*

7.

New Business

8.

Committee Reports

9.

Staff Reports & Communications

10. Adjourn
* Denotes supporting document(s) provided in full agenda packet.

Next regular meeting scheduled for December 13, 2021

Plan Commission Agenda November 8, 2021

MINUTES OF THE REGULAR MEETING OF THE PLAN COMMISSION
OF THE CITY OF COLUMBIA, ILLINOIS
HELD TUESDAY, OCTOBER 12, 2021
1.

CALL TO ORDER
The Plan Commission meeting of the City of Columbia, Illinois held Tuesday, October
12, 2021 was called to order by Chairperson Will Trowbridge at 6:30 P.M.

2.

ROLL CALL & ESTABLISH QUORUM
Upon roll call, the following members were:
Present: Commissioners Pete Ingold, Matt Klopmeyer, Beth Kutterer-Sanchez,
Lauren Nobbe, Will Trowbridge, Andrea Yochum
Absent: Commissioner Tony Murphy
Quorum Present
Administrative Staff Present: Scott Dunakey - Director of Community Development,
Connie Maness, Community Development Assistant, Kelly Mathews, Deputy Clerk

3.

APPROVAL OF MINUTES
a) Minutes of the Monday, August 9, 2021 Plan Commission Meeting were
submitted for approval.
MOTION:
It was moved by Commissioner Nobbe and seconded by Commissioner KuttererSanchez to approve the minutes of the Monday, August 9, 2021 Plan Commission
Meeting as presented. The roll call vote was as follows: Ingold – yes; Klopmeyer –
yes; Kutterer-Sanchez – yes; Nobbe – yes; Trowbridge – yes; Yochum - abstained.
MOTION CARRIED.

4.

PUBLIC COMMENT – None

5.

PUBLIC HEARING – None

6.

UNFINISHED BUSINESS - None

7.

NEW BUSINESS
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a) Annexation and zoning of two unaddressed parcels located on the west
side of Bluffside Road north of Cherry Street
Mr. Dunakey presented the staff report and discussed the analysis, findings and
recommendation.
MOTION:
Motion was made by Commissioner Kutterer-Sanchez and seconded by
Commissioner Yochum that the Plan Commission adopt the staff findings and
recommend that the City Council annex the subject parcels under the A-1 Agricultural
District zoning designation. The roll call vote was as follows: Ingold – yes; Klopmeyer
– yes; Kutterer-Sanchez – yes; Nobbe – yes; Trowbridge – yes; Yochum - yes.
MOTION CARRIED.
b) Preliminary subdivision approval of Bluff Ridge Estates located on the east
side of Rueck Road at the terminus of Rueck Parkway
Mr. Dunakey gave a brief overview of the development process and where this
application is in that process. He then presented the staff report and discussed the
analysis and findings. He stated that staff has revised their recommendation and was
asking that the commission table action on this item until the November regular
meeting to give them time to address issues related to the Rueck Road and Rueck
Parkway rights-of-way, non-compliant lot size, other minor issues and any issues
raised by the public comment.
The following individuals spoke for the applicant –
Thomas Reid, Wildoak, LLC
Marsha Maller, TWM, Inc
The following individuals spoke regarding the application –
Dennis Brand
Jeff Gruening
Doug DeWilde
Bob Pozniak
Pete Heutel
Leslie Heutel
Susan White
Dennis Goode
Most comments expressed concern about the R-3 zoning, storm drainage/flooding,
street improvements, and development plans for the applicant’s adjacent properties.
Plan Commission Minutes – October 12, 2021
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Chairman Trowbridge closed the public portion of the meeting.
MOTION:
Motion was made by Commissioner Nobbe and seconded by Commissioner KuttererSanchez to table the discussion and decision on this item until the next regular
meeting of the Plan Commission in November. The roll call vote was as follows: Ingold
– yes; Klopmeyer – yes; Kutterer-Sanchez – yes; Nobbe – yes; Trowbridge – yes;
Yochum - yes. MOTION CARRIED.
8.

COMMITTEE REPORTS - None

9.

STAFF REPORTS & COMMUNICATIONS
Mr. Dunakey reminded everyone that the online engagement portal for the
Comprehensive Plan is columbiaconversations.com and the city welcomes input on
the Comprehensive Plan.

10. ADJOURN
With no further business, Chairman Trowbridge entertained a motion to adjourn.
MOTION:
Motion was made by Commissioner Yochum and seconded by Commissioner
Klopmeyer to adjourn the meeting. On a voice vote, all Commissioners present voted
yes. MOTION CARRIED.
The meeting adjourned at 8:20 P.M.
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Plan Commission
Scott Dunakey, AICP, Director of Community Development
November 8, 2021
Sign Variance for 200 Admiral Trost Dr.
BACKGROUND
The applicant/owner, Herbert Frentzel representing Fieldstone Mall LLC, is seeking a sign
variance for their office building at 200 Admiral Trost Dr. on behalf of their tenant BJC Medical
Group. The property’s current aggregate sign area is 58 square feet split between 2 wall signs
along Route 3 frontage, one sign for each business in the building. The applicant wishes to
install a 72-square foot freestanding sign, which would bring the property’s aggregate sign area
to 126 square feet where a maximum of 100 square feet is allowed and add a third sign to
Route 3 frontage where only 1 is allowed per business establishment. The applicant is
requesting a variance to Section 15.44.100 of the Sign Code to allow no more than 126 square
feet of aggregate sign area where a maximum of 100 square feet is allowed and a variance from
Section 15.44.190 to allow up to 3 exterior signs along Route 3 frontage. The requested sign
otherwise complies with the Sign Code and qualifies for a sign permit.
The recently terminated Admiral Parkway Tax Increment Finance (TIF) district was established
to supplement development costs of the business park, a significant portion of which funded
stormwater management improvements to alleviate flooding. While these improvements were
necessary, they come with topographical and visibility issues that negatively impact Route 3
frontage lots and have justified a number of similar variances granted in the vicinity.
The original sign variance application, a revised application that cites the correct sections of the
Sign Code, and supporting documents are attached for reference.
STANDARDS OF VARIANCE APPROVAL
The Sign Code allows for the granting of variances when, based on the evidence provided:
(A) Special circumstances involving the size, shape, topography, location or surrounds
affect the property.
(B) Denial of the application would cause unreasonable or unnecessary hardship.
(C) The sign will not cause substantial injury to the value of other property in the vicinity.
(D) The sign will not be detrimental to the public safety, public welfare, or the neighborhood
in which it is located.
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ANALYSIS
City staff does not make recommendations regarding the approval of variance requests.
However, the following analysis is provided for the Plan Commission, which acts in their
appointed capacity as the Street Graphics Advisory Committee when considering sign variance
requests.
1. The variance request, proposed sign design, sign height and location share much in
common with previous variances approved for businesses in the vicinity to address
similar visibility issues, most recently for Harres Home Furnishings & Appliances. So, the
request is in-line with similar variance approvals and their supporting findings.
2. The subject property was developed with significant visibility barriers adjacent to Route 3
due to necessary stormwater management improvements. So, it is reasonable for the
Plan Commission to find that Standard of Approval (A) has been met due to existing site
conditions that uniquely impact properties in the vicinity.
3. A number of parcels in the same business park have double frontage to Route 3, which
carries substantially greater traffic volumes than internal streets. Much of their primary
signage is oriented to Route 3 for greater exposure, some of which also required the
granting of variances. No detriments to public safety or welfare have been reported.
4. Although a number of similar signs have been installed in the vicinity and a number of
variances granted to alleviate similar hardships, property values have not been
negatively impacted. This is demonstrated in the TIF district property valuations that
have been closely monitored for the last 25 years.
POTENTIAL FINDINGS
Based on the above analysis, it is reasonable for the Plan Commission to find that the following
Standards of Approval have been met:
 Standard (A) due to topography and visibility issues in the vicinity of the sign location.
 Standard (B) because it could be considered a hardship to deny a sign oriented to the
predominant traffic flow of Route 3, when other similarly situated businesses have been
granted relief by variance.
 Standard (C) because a number of nearby properties have signs installed in similar
locations relative to Route 3 with no indication of negative impacts to property values
demonstrated by closely monitored valuation data.
 Standard (D) because the sign location will not cause detriments to public safety, welfare
or the neighborhood attributed to the current location.
SAMPLE MOTIONS
Motion of Approval
I move that the Plan Commission adopt the potential findings outlined in the staff report as its
own findings and recommend approval of the requested sign variance as submitted.
Motion of Denial
I move that the Plan Commission adopt a finding that the request fails to satisfy variance
approval standards and recommend denial of the requested sign variance.
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City of Columbia`
P.0. Box 467
208 South Rapp Avenue

RECEIVED

Columbia, IL 62236-0467
Phone: (618) 281-7144

REQUEST FOR SIGN VARIANCE APPLICATION
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Notice published on:

Fee paid:

Newspaper:

$ 47 00.CP

Date:

Instructions to ADDlicants:
A sign variance is a relaxation of the requirements of the Columbia Municipal Sign Code which are applicable to a

particular street graphic.

Standards for Variance: The Crty Council shall not grant any street graphic variance unless, based upon the
evidence presented, special circumstances involving size, shape, topography, location or surrounds affect the
property referred to in this application, denial of the application would cause unreasonable or unnecessary
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>

Application: Please submit completed application to columbia city clerk's office. Application must

include, name & address of applicant; location of the street graphic for which the variance is
requested; full detailed explanation of the grounds for the variance request; and site plan as
described on the attached sheet.
>

Fee: A fee of $4QQEQQ for the variance request must be paid by the applicant upon submitting this
application to the City Clerk's Office.

>

Public Hearing: A public hearing will be scheduled within a reasonable time with the Street Graphics
Advisory Committee. A notice of this hearing will be published in a newspaper of general circulation in the
local area at least fifteen (15) days and not more than thirty (30) days before the hearing. The applicant and
all parties the committee finds would be directly affected by the proposed variance will be notified by first
class mail of the date, time and location of the hearing at least ten (10) days prior to the hearing date.

>

Approval Process: Within ten (10) days, the Street Graphics Committee shall submit an advisory report on
the requested variance to the City Council for final action at the next regulariy scheduled meeting. By simple
majorrty vote of a quorum of all City Council members then holding office, the City Council shall grant or
deny the variance application. If the variance application was approved, an exception may be granted once
an ordinance has received a majority vote of all members of the City Council.

AIl information (1 ) requested below, (2) a site plan as described on the attached sheet, and (3) fee payment, must
be provided to the City Clerk's Office !g±g[g a hearing will be scheduled, Q[ a review of the Street Graphics
Advisory Comm.mee will be conducted.
Applicant is encouraged to visit the office of the Zoning Administrator for any assistance needed in completing
this application.

I have read the information above regarding a F3equest for Variance:
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REQUEST FOR SIGN VARIANCE APPLICATION

1.

Applicant Information:

Name:

Address:
2.

I Contractpurchaser

I Leaseholder

I Other:

Owner Information (if different than applicant):
Name:

Address:

4.

4001 St. Rt.159, Smithton, lL 62285

Property Interest of Applicant:

ill owner
3.

781-2378

Phone #:

Herbert Frentze|

Feildstone Mall LLC

781-2378

Phone #:

Sameasapplicant

Location of propertywhich signs are located:
200 Admiral Trost Drive, Columbia lL

Address:
5.

What section/s of the sign code are you requesting a variance from?
(i.e. Section 15.44.100 -Sign area allowance)

Section/s:

6.

15.44.100 and 15.44.|9o

Describe variation of sign, indicating where it is different from the sign code.

15.44.100 provides a maximum allotment one square foot of signage per one linear foot of building frontage but not

to exceed a total 100 s uare feet. Re uest to exceed the total 100 s uare feet and have a total of 126 s uare feet
consisting of two wall signs and one free standing sign on the Route 3 street front.15.44.190 Opening paragraph
allows each establishment only one exterior sian reaardless of tvDe Permitted on each street front. Request to have
one wall sign for each establishment and one common shared freestanding sign on Route 3 street front.

7.

Attach drawing of sign location in conjunction to streets, building and property line.

(See attached page 3)
I certfty that all of the above statementsAnformation and the statements contained in any papers or plans
submitted herewith are true and acourate. I consent to the entry in or upon the premises described in this
application by any authorized official of the Crty of Columbia for the purpose of inspecting, or of posting,
maintaining and removing such notices as may be required by law.

lEElfiJ=|

Staff Use Only:

Approved By
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City of Columbia
P.O. Box 467
208 South F=app Avenue
Columbia, IL 62236-0467
Phone: (618) 281-7144

REQUEST FOF} SIGN VAF}lANCE APPLICATION
(For office use only)

Date set for hearing:

Zoning District:

Notice published on:

Newspaper:
Date:

Fee Paid:
Instructions to ADDlicants:

A sign variance is a relaxation of the requirements of the Columbia Municipal Sign Code which are applicable to a

particular street graphic.

Standards for Variance: The Crty Council shall not grant any street graphic variance unless, based upon the
evidence presented, special circumstances involving size, shape, topography, location or surrounds affect the
property referred to in this application, denial of the application would cause unreasonable or unnecessary
hardship, and when the sign will not cause substantial injury to the value of other property in the vicinity nor be
detrimental to the public safety or welfare and the neighborhood in which it is located.

>

Application: Please submit completed application to columbia city clerk's office. Application must

include, name & address of applicant; location of the street graphic for which the variance is
requested; full detailed explanation of the grounds for the variance request; and site plan as
described on the attached sheet.
>

Fee: Afee of $400.00 forthe variance request must be paid bythe applicant upon submitting this
application to the City Clerk's Office.

>

Public Hearing: A public hearing will be scheduled within a reasonable time with the Street Graphics
Advisory Committee. A notice of this hearing will be published in a newspaper of general circulation in the
local area at least fifteen (15) days and not more than thirty (30) days before the hearing. The applicant and
all parties the committee finds would be directly affected by the proposed variance will be notified by first
class mail of the date, time and location of the hearing at least ten (10) days prior to the hearing date.

>

Approval Process: Within ten (10) days, the Street Graphics Committee shall submit an advisory report on
the requested variance to the City Council for final action at the next regularly scheduled meeting. By simple
major.rty vote of a quorum of all City Council members then holding office, the City Council shall grant or
deny the variance application. If the variance application was approved, an exception may be granted once
an ordinance has received a majority vote of all members of the City Council.

All information (1 ) requested below, (2) a site plan as described on the attached sheet, and (3) fee payment, must
be provided to the City Clerk's Office befg±g a hearing will be scheduled, Q± a review of the Street Graphics
Advisory Committee will be conducted.
Applicant is encouraged to visit the office of the Zoning Administrator for any assistance needed in completing
this application.

I have read the information above regard.Ing a Request for Var.lance:

fky frlerfeul
nature
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r
REQUEST FOR SIGN VARIANCE APPLICATION

1.

Applicant Information:

Name:

#€A

e.n;1

Arddress.. LlooI Sf reT
2.

Phone#..

FR`eed+ 2el
Isq Sin?Thlciri

(b|# )id8!-2.3`18

end+

Property Interest of Applicant:

EOwner
3.

I Contractpurchaser

I Leaseholder

]other:

Owner Information (if different than applicant):
/

Nerme-.

F-ti`lJS70WQ. Iq All

LEG

1 8 i ~ 2. 3 a ff

Phone #:

Address:
4.

Location of propertywhich signs are located:
AIddress..

5.

2CJO ^bM,'Ra`)

7¢`Jf

Pf2`.`ue. C;®IJpv^b;A ZL

8Sc. rr\ed,.cbf/

What section/s of the sign code are you requesting a variance from?

(i.e. Section tEae-Sign area allowance)
Section/s: jc.a?, a iJ
6.

Describe variation of sign, indicating where it is different from the sign code.
A3 ve\®r^

7.

15 . L(¥,.,ol D

pbfr` n2..` S``qiv

Afu`v\

Attach drawing of sign location in conjunction to streets, building and property line.

(See attached page 3)
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 required by law.

A4ue +herfu

a -21 -Ll

•ike +ffi

Applicant Signature (Mandatory)

Property Owner Signature (Mandatory)

Staff Use Only:

Approved By
Page 2 of 4
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Attach drawing of sign location ln conjunction to reets, building and property line.
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Junior Frentzel
Junior Frentzel <junior@dfconstructors.com>

Thursday, September 16, 20218:04 AM
Junior Frentzel
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Plan Commission
Scott Dunakey, AICP, Director of Community Development
November 8, 2021
Bluff Ridge Estates Preliminary Subdivision Plat
BACKGROUND
This case was tabled at the October 12 Plan Commission meeting to allow City staff to conduct
additional research to determine how subdivision access should be provided and the related
improvements needed to comply with City code requirements. Staff has conducted the
necessary research, determined the required improvements, and met with the applicant.
Attached is the revised Preliminary Plat submitted for approval, which the applicant prepared in
after coordinating with staff on the research findings.
This subdivision has been discussed and presented at several Plan Commission and City
Council meetings as the proposal has evolved. The case history, property information,
subdivision requirements, and analysis have been fully discussed in previous meetings and staff
reports. Please reference one of the previous reports for such background information and
issues that have already been addressed. This report is focused on the staff research findings
regarding remaining outstanding concerns and compliance of the revised Preliminary Plat with
Subdivision Code requirements.
SUMMARY OF RESEARCH
Long-term plans for the extension, alignment and functional classification of Rueck Road and
Rueck Parkway are not identified in the Comprehensive Plan. So, there was no clear basis for
determining which street should provide access to Bluff Ridge Estates or the applicable right-ofrequirements and design standards. Therefore, staff researched the annexation agreements,
development agreements, approvals, and other documents associated with the subject property
and other properties in the vicinity for the last 30 years. The research indicates that the
development history of Columbia Golf Course, Brellinger Subdivision, Briar Lakes Estates and
the subject property are interrelated and the City’s plans for Rueck Road changed over time as
the referenced properties were annexed and developed.
Columbia Golf Club property owners initiated annexation and development discussions with the
City in 1991, resulting in a 1993 annexation agreement. At that time, the north city limits ended
at the Rueck Road/Quarry Road intersection, all of the referenced properties were
unincorporated and none were served by public water or sewer service. There had been no
long-term plans for Rueck Road, which was owned and maintained by Monroe County and St.
Clair County between Quarry Road and the southern boundary of the Golf Club property.
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The Pfeffer family owned the Brellinger property at the time and agreed to annex at the City’s
request to facilitate development of the Golf Club and the eventual development of their
property. An annexation agreement was also executed with the Pfeffers in 1993. The two
annexation agreements were primarily focused on obtaining the easements needed extend City
water and sewer services, how utility improvements would be paid for, and the responsibilities of
each owner in ensuring the utilities were provided to support proposed development in the area.
The two properties were then annexed and plans to extend utilities moved forward. When it
became necessary change the planned water main alignment, the City asked the owners of the
subject property at that time to annex and an annexation agreement was executed. The
agreement provided for dedication of Rueck Road right-of-way and utility/drainage easements,
and guaranteed the R-3 zoning designation that is still in place.
The developers of Brellinger Subdivision and Briar Lakes Estates began pursuing plans for their
subdivisions in the 2001-2002 timeframe. By this point, it had become evident that Rueck Road
was the primary access route to the developing properties and improvements were needed to
add capacity and increase safety. The City required “realignment and relocation” of Rueck Road
with the approval of the Brellinger Preliminary Plat in 2002 and the annexation agreement for
Briar Lakes executed in 2003. To further coordinate these improvements, the City and both
developers entered into a Cooperation Agreement that allocated the costs and responsibilities
between the developers. The approvals and agreements used the term “realignment and
relocation” to describe the improvements, specified the street design standards and their
extents, but did not define the purpose and need for the improvements. This is the missing
information needed to determine the applicable requirements for providing access to Bluff Ridge
Estates and the applicable design standards.
The reason this information was needed is because the Subdivision Code requires new
subdivisions to extend existing streets and/or rights-of-way at the same or greater design
standards and widths. Based on the available information and existing streets, staff assumed
Rueck Parkway was intended to replace the segment of Rueck Road that leads to the same
location, but this assumption could not be substantiated. Additionally, the developers were
required to dedicate 65 feet of right-of-way for the east-west segment of Rueck Road to the
county line to reserve future access to Hoffman Estates Drive, but they were not required to
improve this segment as required by the Subdivision Code.
The answer was found after staff was able to finally locate the paper files that include staff notes
and correspondence. Two letters sent to staff from Dennis Brand, developer of Brellinger
Subdivision, during the preliminary subdivision approval process were particularly helpful in
shedding light on the issue. They are attached for reference. The first letter dated June 13, 2002
references the Brellinger concept plan enclosed with the letter stating “Please note the
proposed Rueck Parkway which is intended to straighten out the two right angle turns on Rueck
Road.” Furthermore, the concept plan labels Rueck Parkway as “new Rueck Road” and shows
the alignment tying into Rueck Road at the Golf Club property line.
The second letter dated October 24, 2002 indicates Mr. Brand’s full support of the
improvements stating “I feel very strongly that the City’s improvement plan is a very good idea”
and “I am willing to do anything that can reasonably be done in order to facilitate this project.” It
goes on to restate the intent to eliminate the section of Rueck Road with the “right angle turns”
with the letter’s map showing the same alignment as the previous letter.
Based on the information provided in the letters, staff has concluded the following as related to
the access requirements for Bluff Ridge Estates.
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Rueck Parkway through Brellinger is intended to replace the north-south segment of
Rueck Road south of Rueck Parkway to Hoffman Estates Drive and is no longer
needed. Therefore:
o Bluff Ridge Estates may have primary access from Rueck Parkway.
o Because this segment is no longer needed, it may be vacated and
incorporated into adjacent properties. Alternatively, it may be utilized by Bluff
Ridge for direct access to lots or internal subdivision circulation.
o If this segment is not vacated, Bluff Ridge is not responsible for improving it to
City standards unless and until Outlot A is developed.
Because Rueck Parkway replaced the referenced segment of Rueck Road, 65 feet of
right-of-way is required to be dedicated north to the Golf Club property line. Bluff
Ridge can only be required to provide half-street improvements to the centerline in
order to serve their proposed lots, as that is the extent of their responsibility per the
Subdivision Code.

REVIEW & RECOMMENDATION
City staff reviewed the Preliminary Plat and sent the attached comments to the applicant. Upon
making the minor corrections outlined in the review letter, staff has determined that the plat will
satisfy all applicable regulations of the Subdivision Code.
Staff recommends that the Preliminary Plat be approved, subject to submitting a newly revised
Preliminary Plat that addresses the staff review comments prior consideration of approval by
City Council.
SAMPLE MOTIONS
Motion of Approval
I move that the Plan Commission adopt findings outlined in the staff report and recommend
approval of the Bluff Ridge Estates Preliminary Plat, subject to the applicant making the
necessary corrections and submitting a revised plat prior to consideration by City Council.
Motion of Denial
I move that the Plan Commission adopt a finding that the request fails to satisfy applicable
Subdivision Code requirements and recommend denial of the Bluff Ridge Estates Preliminary
Plat.











