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Application Number(s) RZ 25-03 Rezoning 
SP 25-03 Site Plan 
MAJ SD 25-01 Preliminary Plat 

Application Name: Haven Hills 

Applicant Name: James Mundloch 
518 Leonard Avenue 
St. Louis, MO 63119 

Property Owner Name(s): Osborn Development LLC 
7700 Stonebridge Golf Drive 
Maryville, IL 62062 

Applicant’s Request: A request by James Mundloch, on behalf of property owner, to rezone 
property from “R-3” Multi-Family to “P-R-3” Planned Multi-Family 
District coupled with Preliminary Plat and Site Plan approval to permit 
the development of Haven Hills, a three (3) building, sixty (60) unit 
multi-family development. 

Site Address(s): Reese & Ramada Drive 

Parcel ID Number(s) 13-1-21-29-12-201-006; -006.002, 13-2-21-29-12-201-002 

Existing Zoning District(s): “R-3” Multi Family Residential District 

Proposed Zoning District(s): “P-R-3” Planned Multi Family Residential District 

Total Site Area: 18.6 acre site total. Lot 1: 9.6 acres to be developed 

Commission Meeting Date: December 11, 2025 

Case Manager: Caitlin Rice, AICP, Senior Planner 

RECOMMENDATION: Rezoning : Approve, Site Plan: Approve, Preliminary Plat: Approve 
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PUBLIC HEARING JULY 10TH, 2025 

A request for Rezoning, Site Plan and Preliminary Plat approval was heard under a public hearing by the 
Planning Commission on July 10th, 2025. This request included three (3) deviations from the code, parking 
spaces per unit, building height and building materials. Mr. Mundloch proposed four (4), multi-story buildings 
with a total of ninety-six (96), one bedroom units. Buildings 1 and 2 were proposed as 20 units and three 
stories. Building 3 was proposed as 24 units with three stories with a basement. Building 4 was proposed as 32 
units with three stories. The site was developed as 1.5 parking spaces per unit. The building designs included a 
mix of brick and composite siding averaging approximately 30% brick. 
 
Twenty-three (23) speakers were sworn in to speak during the public hearing on July 10th. Comments ranged 
from questions and concerns regarding the proposed density and height, traffic impacts to surrounding area, 
impacts to wildlife, archaeological concerns, erosion control and stormwater impacts. The public hearing was 
closed and the Planning Commission discussed concerns of the residents and the Commission’s 
recommendations. Specifically, the Commission desired in an increase in parking spaces per unit to 1.75-2, a 
traffic safety analysis for all proposed phases of construction and an increase of brick materials to 50%. The 
Commission voted to table the request pending a traffic safety analysis, drainage report and soil report 
submitted to the City.  
 
Since the July 10th meeting, a Traffic Impact Study (TIS) Report has been completed by Oates Associates. Mr. 
Mundloch also submitted a Wetland Delineation Report, Geotechnical Report, Cultural Resource Survey, a 
Stormwater Drainage and Detention Report and a Threatened and Endangered Species Habitat Assessment (all 
attached to this report). Typically these documents are accepted at Civil Construction phase as the project is 
still under Site Plan review, however, Mr. Mundloch submitted additional documents to the City based on 
public comments and concerns.  
 
Mr. Mundloch has also revised his request to reduce number of buildings to three, two-story buildings, sixty 
(60) units and two (2) parking spaces per unit based on comments from the public and Planning Commission 
These changes reduced the height from 55 feet to peak of roof to 33 feet, no longer requiring a deviation. The 
brick remains 100% on the first floor and composite siding on second floor. The reduction of the third story 
lessens variance needed for masonry, now at approximately 50% masonry. The parking has been increased 
from 1.5 spaces per unit to 2 spaces per unit.  
 
As this proposal has significantly changed, the City has published a new public hearing notice for this project, 
while bringing forth the items requested by the Planning Commission, traffic safety analysis, drainage report 
and soil report. 

The subject property is 18.6 acres across three (3) parcels. The acreage proposed to be developed is 9.6 acres 
(Lot 1) with minor clearing for stormwater detention basin and sewer main extension on Lot 2. There are no 
plans or proposed phases for Lot 2 as a part of this request. The property is historically undeveloped and 
currently woodland. The property is located at the top of the bluff, and has significant topographical 
challenges as the property drops eastward. The property is owned by Osborn Development and was previously 
approved for a 140 unit townhome development that received preliminary plat approval in 2011. This never 
developed and the plat approval expired. The Osborn Development proposed a road connection from Ramada 
to Notting Hill Court, however the right-of-way was never dedicated. The Notting Hill Court Subdivision that 
dead ends, was contingent upon this road connection. There are two (2) existing right-of-way easements. One 
connecting Ramada to Reese drive and one stub for the future extension of Notting Hill Court.  

SITE HISTORY AND EXISTING CONDITIONS 
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ZONING MAP 

TABLE 1: LAND USE AND ZONING CONTEXT MATRIX 

Direction Existing Land Use Zoning District COMMENTS 

North 
Multi-Family Residential & Single Family 

Residential  
R-3/R-1 

Sandridge Manors Townhomes 
(rental), Single Family Homes 

East Multi/Single Family Residential  R-3 
Summit Ridge Subdivision 

(Rental townhomes & owner 
occupied duplexes) 

South Single Family Residential R-1 Single Family Homes 

West Multi-Family Residential (Condos) R-3 Carol Wood Hill Condominiums 

The site under consideration is zoned “R-3” Multi-Family Residential District. The underlying "R-3"  
Multi-Family District provides for “planned high-density residential development and planned mixed-use 
developments consisting of a variety of housing types, densities and styles.” The intent of this district is to 
accommodate dense, multi-family and mixed use developments within a planned setting. The new 
development is proposed in the middle of a multi-family area off Ramada in an existing R-3 Multi-family area. 
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COMPREHENSIVE PLAN CONSISTENCY REVIEW 

A consistency review of the goals, objectives, and policies of the Comprehensive Plan, as they result to the 
current request , follows: 

The applicant, James Mundloch, is making a request for approval of a rezoning request from “R-3” Multi-Family District to 
a “P-R-3” Planned Multi-Family District as new Multi-Family dwellings are Planned Uses in the “R-3” District per the City’s 
land use table. The request includes approval of a Site Plan and Preliminary Plat for the site development. This request 
includes two (2) deviations from the code, parking spaces per unit, and building materials. Mr. Mundloch is proposing 
three (3), two-story buildings with a total of sixty (60), one bedroom units. The site is developed as 2 parking spaces per 
unit where 2.5 spaces per unit is required and building designs include a mix of 50% brick and 50% composite siding while 
multi-family design regulations require 100% masonry. 
 
The major subdivision is proposed to re-subdivide the property from three (3) lots  to two (2) lots, construct a public road 
connection from Ramada to Reese with sidewalks, vacate the existing road stub easement of Ramada and dedicate right-
of-way to the City for a cul-de-sac at the end of Notting Hill Court.  

REQUEST 

FUTURE LAND USE MAP (FLUM):  

Satisfied: The proposed rezoning is located 
within the Comprehensive Plan 2020 Future 
Land Use category “Multi-Family Residential”. 
This location along Ramada is designated as 
suitable for Multi-Family development in the 
City and compatible with the Comprehensive 
Plan and Future Land Use Map.  
 
The surrounding area is also designated as 
“Multi-Family Residential” and the majority of 
the area is developed as such with a variety of 
multi-tenant buildings, townhomes and condos. 
The future land use map legend designates Multi
-Family Residential, and the Zoning Code 
permits an overall maximum density of ten (10) 
units per acre. 

PLANNER’S COMMENTS 

APPLICABLE GOALS, OBJECTIVES, AND POLICIES:  PLANNER’S COMMENTS 

Satisfied: The 2020 Comprehensive Plan 
emphasizes reduction of rental rates and 
strategic placement of multi-family 
development. Specific areas found suitable for 
multi-family development includes around 
Ramada and Reese and is a prime location for 
highway connectivity supporting workforce and 
college commuters. 
 
The proposed development will improve the 
existing neighborhood along Ramada by 
connecting into Reese Drive, subverting the 
current connect though Sand Ridge, installing 
sidewalks, and a bike/ped trail to Notting Hill 
Court. The design of the housing is of high-
quality materials including brick veneer and 
composite siding with suitable amenities based 
on the scale.  

Comprehensive Plan 2020: 

 “Neighborhood Design” 

Multi-family residential areas should be located to the western 
bluff region, near Beltline Road, and/or near Main Street District. 

 
Strategic Plan: 

Goal #1 Preserve and improve existing neighborhoods 

Goal #2 Maintain existing housing and attract new high-quality 
housing.  
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Matters to be Considered for Zoning District Amendments 
A. Character of the neighborhood. 
This neighborhood is one of the largest Multi-Family zoning districts within Collinsville and abuts the I-55/I-70 
interstate with connections to Collinsville’s regional commercial districts to the south and west which include 
restaurants, regional shopping destinations, hotels and entertainment. The proposed multi-family 
development is three (3) two-story buildings with a total of sixty (60), one bedroom units. The reduction in 
height to two-story buildings reduces the total height to thirty-three (33) feet tall, below the maximum thirty-
five (35) feet requirement. The site is developed with two (2) parking spaces per unit. The buildings have a first 
story of brick and the second story consists of composite siding. The total density is 6.25 units per acre (60 
units/9.6 acres). The surrounding Osborn condo development is approximately 5 units per acre and the 
Lafayette Court Condo development is approximately 12 units per acre. Majority of the smaller condos are 
predominantly brick/masonry with accents of siding. The Westview apartment building (constructed in 1980) 
is a comparable exterior design to what is proposed.  

As the current Zoning Ordinance, Comprehensive Plan, and Future Land Use Map allow and support multi-
family uses at the proposed density (10 units/acre) for this site, far above what is proposed and the proposed 
design and intensity is compatible to the surrounding area. 

Staff finds the scale and design of the development fits the character of the neighborhood.  

B. Whether the proposed amendment promotes the health, safety, quality of life, comfort and general 
welfare of the City and its planning area. 

The proposed zoning map amendment is in character with the surrounding area as it is designated as almost 
entirely R-3 or P-R-3 Multi-Family Residential. The site design and layout includes adequate parking needs for a 
single unit with two (2) spaces each per the ITE manual and is constructed of quality and aesthetically pleasing 
materials. The proposed development includes on site stormwater detention to handle the full increase of 
impervious area on the site and includes public improvements in line with the Traffic Impact Study performed 
by Oates associates.  

The proposed density of the site is 6.25 units per acre, 60 units on a 9.6 acre lot. City Ordinance requires a 
minimum of 12% of buildable area to be open space for 0-8 units/acre. The open space requirements exceed 
the requirement with 29% of lot area (2.78 acres) designated as open space with 2.01  acres of ‘Conservation 
Area’ in native plantings along the graded slopes and remaining wooded areas and approximately 0.77 acres 
as ’Neighborhood’ open space in common areas around the apartments. Sidewalks are planned along the 
development to access facilities and the road network and a walking trail is proposed along the conservation 
areas as a part of a recreational amenity for residents. The layout and design of the property seeks to conserve 
as much of the wooded areas as possible to reduce clearing and grading. Sixty (60) sq. ft. of concrete patio is 
also added for private open space for ground level units, as required per code. 

A Traffic Impact Survey was completed by Oates Associates in October 2025 as required by the Planning 
Commission. This study analyzed the impact of the additional traffic to be generated from Haven Hills 9.6 acre 
site with sixty (6) one bedroom units. The purpose of the study is to 1. Identify additional traffic and it’s impact 
on nearby intersections of Ramada and Beverly Lane, Reese Drive and Ramada Blvd (new connection), Ramada 
Blvd and Sandridge Drive and Reese Drive and Johnson Hill Road and 2. Compare alternative roadway 
networks of Reese Drive and Ramada Blvd and Ramada Blvd and Notting Hill Road. This study analyses the 
history of existing conditions of the entire area and predictions for the proposed development and other 
approved developments in the area.  

In summary, the study concluded the proposed Reese Drive and Ramada Blvd connection proposed by the 
developer provides the most effective solution for managing additional traffic while minimizing neighborhood 

ZONING ANALYSIS 
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impacts. Further detail on the this study is supplied in the Site Plan review section of this report with study 
attached. 

Therefore, staff finds that the proposed zoning map amendment promotes the health, safety, quality of life, 
comfort and general welfare of the City and its planning area.  

C. Consistency with the Comprehensive Plan and regulations of the City of Collinsville.  
The location, design and density of the proposed multi-family development is consistent with the 
Comprehensive Plan as this property and neighborhood is designated for multi-family residential. The proposed 
development meets the regulations of the City with the following exceptions to be included in the Planned 
District. The developer is requesting two (2) deviations from the regulations of the City of Collinsville: 
1. Parking Standards. The City requires 2.5 spaces per unit. The proposed development is 2 spaces per unit 

exceeding the requirement based upon ITE (Institute of Transportation Engineers) Park Generation analysis 
for one (1) bedroom units, mid and high rise, and not close to rail transit (Exhibit A) The ITE Park Generation 
indicates the need for 0.68 spaces per unit for this type of development, and the proposed 2 per unit 
exceeds this standard. The developer states in the narrative that other municipalities require 1.5 spaces for 
one (1) bedroom units. Staff found in Edwardsville’s municipal code that multiple-family dwellings require 2 
spaces per unit, however that does not mean 1.5 spaces/unit is permitted through other avenues. Belleville 
does permit 1.5 spaces/unit for 1 bedroom or less by right. The developer previously proposed 1.5 spaces 
per unit, however, upon feedback received from the Planning Commission at the July 10th, 2025 public 
hearing, Mr. Mundloch has revised to plans to accommodate 2 spaces per unit. 

2. Building Materials. The City’s ordinances require 100% masonry for multi-family development except for 
accents and gables. The developer states the buildings are designed as more modern multi-family 
developments utilizing a mixture of brick veneer and composite siding. The buildings average 
approximately 50% brick veneer and 50% composite siding. This style of development can be seen on the 
existing Westview Apartment complex and the Townes at Westview townhomes that were approved as 
50% masonry with the rest Hardie Plank Cement boards and vinyl in 2021. All other multi-family 
developments in this area along Ramada, Sandridge, and Reese are designed similarly with a mix of stone/
brick and siding. There are very few examples of all brick developments on the surrounding multi-family 
zoned properties. Examples are provided on the next page. Below is elevation of building 3, showing height 
at peak of roof at 33’3”, within the required maximum 35’ and percent brick at 52%. Full elevations are 
attached to this report. 

ZONING ANALYSIS 
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ZONING ANALYSIS 

 

Staff finds that the proposed deviations are compatible and consistent with the surrounding area and will 
not cause adverse impacts to the neighborhood based on the ITE study and analysis of the existing 
developments and reflect comments from the Planning Commission at the July 10th meeting. 
 

Townes at West View—50% brick 

Westview Apartments 

Haven Hills: 
Example of proposed buildings. Material % vary, full 
elevations found attached to this report. Brick along 
entire 1st floor of each building with second floor 
composite siding. Average 50% brick and 50% siding. 
Building 1 and Building 3 are 52% brick and Building 2 is 
65% brick based on the slope (shown below). 

Brick 

Siding 
EIFS panel 
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D. Adequacy of public utilities and other needed public services. 
There is access to City water on Ramada that will be extended into the development. There is access to City 
sewer along the eastern property line. A 20’ easement is proposed along the new sewer line to access the 
development.  
 
E. Suitability of the uses to which the property has been restricted under its existing zoning. 
All new multi-family dwellings in the City are permitted in the R-3 District as a Planned Use. Planned uses are 
intended to authorize planned uses only where the location and circumstances are appropriate to the use and 
a site plan is approved by the Governing Body for any use designated as a planned use. In 2019, the City 
placed a mortarium on new multi-family development to allow the City to evaluate existing R-3 parcels and 
determine if they were suitable for multi-family development. In 2020, unsuitable properties, such as those in 
the middle of single-family neighborhoods, were rezoned to R-1 Single Family, if vacant. This property, while 
identified during the analysis, remained R-3 as it was determined to be suitable in this existing multi-family 
neighborhood. The Comprehensive Plan specifically identifies the western bluff region near Beltline as suitable 
for multi-family uses. The Comprehensive Plan and Zoning Ordinance permit up to ten (10) units per acre for 
the R-3 district Therefore, staff finds the proposed use of multi-family buildings with density of 6.25 units per 
acre suitable under the existing and proposed zoning. 
 
F. Compatibility of the proposed district classification with nearby properties. 
Proposed district classification as a “P-R-3” Planned Multi-Family District is compatible with surrounding “R-3” 
Multi-Family districts. 
 
G. The extent to which the zoning amendment may detrimentally affect nearby property. 
As the surrounding area is zoned “R-3” Multi-family and the proposed use and density complements the 
neighborhood, staff finds that the proposed zoning amendment is not anticipated to detrimentally affect 
nearby property based on the Traffic Impact Study,  
 
H. Whether the proposed amendment provides a disproportionately great loss to the individual 

landowners nearby relative to the public gain. 
Staff finds the proposed development of a vacant parcel and related public improvements are anticipated to 
be a relative public gain to nearby landowners and the City of Collinsville. The development also preserves the 
most feasible amount of the wooded area and will provide recreational access for residents.  
 
 
 
 
 
 
 
 
 
 
 
 
 

ZONING ANALYSIS 
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When reviewing applications for changes in zoning, or amendments thereto, the Planning Commission is  
required to hold a hearing, review, and make recommendations and report to the City Council.  

Purpose of the Planned Development District (Section 17.040.230) 

A. Intent. One of the principal objectives of the Zoning Ordinance is to provide for a compatible
arrangement of uses of land and buildings that is consistent with the requirements and welfare of the City. To
accomplish this objective, most uses are classified as permitted or special uses in one (1) or more of the districts
established by the Zoning Ordinance. However, it is recognized that there are  certain uses that, because of their
scope, location or specific characteristics, give raise to a need for a more comprehensive consideration of their
impact, both with regard to the neighboring land and the City in general. Such uses fall within the provisions of
this section and shall only be permitted if authorized as a planned development. 

B. Objective. The objective of the Planned District Procedure is to enable the granting of certain
allowances or modifications from the basic provisions of the Zoning Ordinance to achieve attractive and timely
development in furtherance of the City of Collinsville's objectives and proposed land uses as stated in the
Comprehensive Plan. Through the flexibility of the planned development process, the City seeks to achieve one
(1) or more of the following specific objectives: 

1. Creation of a more desirable environment than may be possible through the strict application of other City
land use regulations.

2. Promotion of a creative approach to the use of and related physical facilities resulting in better
design and development implementation, including aesthetic amenities.

3. Combination and coordination of the character, the form and the relationship of structures to one another.

4. Preservation and enhancement of desirable site characteristics such as natural topography,
vegetation and geologic features.

5. The beneficial use of open space.

6. Encouragement of land use or combination of uses that maintain the existing character and
property values of the City and promote the public health, safety, comfort, and general welfare of its
residents.

7. Promotion of long-term planning pursuant to a site plan that will allow harmonious and
compatible land uses or combination of uses with surrounding areas.

7. Promotion of economic development within the City.

Per the Zoning Analysis, staff’s finds  the proposed development and deviation requests to be 
compatible and consistent with the Comprehensive Plan, Future Land Use Map, Zoning Ordinance and other 
City Plans. With regard to the purpose and intent the “Planned Development District”, staff’s zoning 
analysis concludes that the proposed Planned R-3 District is reasonable for this development, consistent with 
the surrounding area, and generally supported by City staff.  

ZONING ANALYSIS 
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ZONING ANALYSIS 

Planned Use Procedures 
B. Criteria for approval. The Governing Body shall use the applicable zoning district regulations as a guide for
review of the preliminary site plan. The Governing Body may permit modification from the underlying district
regulations. Use regulations, however, shall not be modified so as to allow uses not otherwise permitted by
this title in the zoning district governing the property, or to which the applicant seeks rezoning. If the
Governing Body imposes conditions or restrictions on a preliminary site plan, it may designate specific
requirements that must be met before an applicant may submit a final site plan application. In considering
any preliminary site plan application, the Commission and the Governing Body may give consideration to the
criteria stated below, to the extent they are pertinent to the particular application. The Commission and
Governing Body shall also consider other factors relevant to the particular application. 
1. Satisfaction of the conditions and requirements applicable to the requested planned use, as set forth in this

title.
2. The criteria governing the rezoning of the property, as set forth in the standards and requirements found

elsewhere in the zoning code or in other applicable law.
3. Development is designed, located and proposed to be operated so that the public health, safety and

welfare will be protected.
4. That an identified community need exists for the proposed use.
5. Development will not impede the normal and orderly development and improvement of the surrounding

property, nor impair the use, enjoyment, or value of neighboring properties. 
6. Development incorporates, as approved by the City, adequate ingress and egress and an internal street

network that minimizes traffic congestion.
7. The capability of the site to accommodate the building, parking, and drives with appropriate open space

and safe, easy ingress and egress.
8. The degree of continuity between the architectural quality of the proposed building and the surrounding

neighborhood.
9. The appropriateness of the minimum dimensions and areas of lots and yards set forth in the applicable

zoning district regulations.
10. Development reinforces and/or complies with the standards and principles of the Comprehensive Plan and

all other adopted regulations.

Per staff’s Zoning Analysis, staff finds the proposed Planned Multi-Family Zoning District is compatible and 
consistent with the Comprehensive Plan, Future Land Use Map, Zoning Ordinance and other City Plans. With 
regard to the criteria for approval of a “Planned Use”, staff’s zoning analysis concludes that the proposed 
Planned R-3 District is reasonable for this development, consistent with the surrounding area, and generally 
supported by City staff.  

Staff finds that the proposed rezoning request meets or exceeds the review criteria and advances the  
intent of the Comprehensive Plan, Future Land Use Map (FLUM), Zoning Ordinance and other City Plans. 
Based on this finding, staff recommends that the Planning Commission ’Approve’ Rezoning Application  
RZ 25-03 Planned Multi-Family Residential Zoning District requesting to rezone properties located at PIN: 13
-1-21-29-12-201-006; -006.002, 13-2-21-29-12-201-002, Pending Site Plan and Preliminary Plat Approval.

REZONING RECOMMENDATION 
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SITE PLAN ANALYSIS 

Site Plan review is required for this site per Section 17.120.030.A., which states that “a change in the principal 
use of a property, or a change in any accessory use of a property that results in additional parking requirements 
or other site requirements not reflected on any existing approved site plan” is cause for plan review. Below is the 
general site plan. Full site plan attached to this report. 
 

Review Criteria:  

Conformance to the Zoning Ordinance 

A Site Plan for Haven Hills is under consideration in association with the Applicant’s request to rezone the 
property to“P-R-3” Planned Multi-Family Residential District. The following  Site Plan Analysis provides an 
overview of the site improvements proposed by the applicant. Two (2) deviations are requested as a part of the 
Planned District Ordinance including Parking Spaces and Building Materials, as previously outlined in the Zoning 
Analysis.  
Parking Regulations 
The Site Plan proposes the development of 60 units and with 120 parking 
spaces, 16 of which are ADA. This calculates to 2 spaces per unit. The City 
requires 2.5 spaces per unit regardless of size or bedrooms.  All spaces 
meet the required 10’x19’ stall size and aisle width requirements. As 
outlined in the narrative and rezoning analysis, the ITE Parking analysis 
indicates average parking ratio of 0.68 spaces per unit for this 
development. Other municipalities in the area offer reduced parking 
standards for one (1) bedroom units, such as Belleville, with 1.5 spaces per 
unit.  

Haven Hills: Site Plan 
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Design Guidelines (Section 17.050.140) 
The City’s design guidelines currently require a 100% brick structure. Specifically, the City’s regulations read: 
 

 

The proposed design is mix of brick veneer and composite siding in two colors. The brick veneer is the entire 
first floor with second story and roof gables consisting of composite siding. The rest of the building design 
meets the requirements of the multi-family design guidelines. Buildings 1 and 3 are 52% masonry and building 2 
is 65% masonry. This proposed ratio is consistent with the surrounding area and previously approved projects 
in the area as outlined in the zoning analysis. Full architectural sheets can be found attached with this report.  

Lighting (17.060.23; 17.910) 

A photometric plan has been submitted and will be revised to be in compliance with the City’s lighting 
regulations. Not all parking spaces are meeting the minimum one (1) footcandle requirement, however all 
lighting fixtures proposed are downward facing and full cut off to prevent light pollution and glare onto 
adjacent properties. 

Landscaping (17.080) 

A preliminary Landscape Plan has been submitted for the development. The proposed landscaping focuses on 
landscaping elements along the buildings, roadways and paths. All species proposed will be native, and 
therefore irrigation system will not be required. Per Section 17.080.150, a transition buffer is required the 
periphery of a residential subdivision when the new subdivision has a lot size 30% more than the abutting 
subdivision. The subdivision abutting the west (Carroll Wood Hill Condominiums) is 9 acres in size. Each lot of 
the proposed subdivision for Haven Hills are 9.6 and 9.01 acres. Therefore a buffer on the western line is not 
required by code. The proposed Haven Hills Subdivision is over 30% the lot size of the Summit Ridge Subdivision 
to the east where lot sizes average 0.2 acres. Staff finds that the preserved wooded area serves as a sufficient 
buffer and meets the intent of the code. A full landscape plan will be required during civil construction plans.  

The Landscape Code requires a Tree Preservation plan and emphasizes that site plans and subdivisions shall 
incorporate all feasible methods to preserve existing trees and wooded areas outside the minimum building 
and site development area. A Tree survey will need to be submitted that identifies all trees exceeding six (6) 
inches caliper not within the building/site development and all trees exceeding twenty (20) inches caliper 
within the property that were removed as a result of the development are to be replaced. The Landscape Code 
also places emphasis on preserving existing vegetative cover as much as possible during and after development. 
Currently the plan only clears the area necessary for the development, including necessary grading areas. A 
Tree Survey will be required during civil construction plans.  

SITE PLAN ANALYSIS 

“Materials selected for 
multifamily projects shall be 
durable and low maintenance 
with one hundred (100) percent 
of the overall structure consisting 
of brick, stone or other masonry 
materials as may be approved by 
the Planning Commission. 
Certain exceptions may be made 
for unique structure designs such 
as gables.” 
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Compatibility with the Surrounding Area and Development Guidelines 

The surrounding area consists of largely of multi-family along Ramada and Reese Drive. The development and 
design is substantially consistent and compatible with multifamily development in the surrounding area and 
specifically larger apartment complexes such as the Westview Apartments. The proposed development is also 
in accordance with the City’s Comprehensive Plan, Future Land Use Map (FLUM). The proposed use and 
development furthers to the City’s plans for this area and is compatible and consistent with the surrounding 
area and development guidelines. 
 
Conformance to the Subdivision Ordinance 

The developer has agreed to provide for easements and dedications for access and utility extensions, 
stormwater basin and the road connection between Ramada and Reese. The applicant has a preliminary plat 
which substantially meets this requirement. Staff finds the proposed site plan substantially conforms to the 
Subdivision Ordinance. 
 
Conformance to Customary Engineering Standards used in the City 

A Stormwater Drainage and Detention Report has been submitted by TWM Design Firm. The analysis utilizes 
the requirements of the City of Collinsville and IDOT Design Manual. Since this report was conducted, the bike 
path connecting Reese and Notting Hill Court has been removed. The calculations will be revised to reflect the 
reduction in impervious area during Civil Construction plan review. A detention pond is proposed in the middle 
of the site to collect stormwater from the development. The City Ordinances requires any increase in 
stormwater runoff from a development to be managed in a manner similar or better than the existing pre-
development conditions. The calculations by TWM show that the amount of runoff is slightly reduced for all  
existing drainage areas on site with the proposed improvements and stormwater detention area. Thie 
Stormwater Drainage and Detention Report is attached to this report.  
 
A Geotechnical Report was conducted November 2024 for the 
project area by SCI Engineering. The report observed no 
groundwater at the site however is undermined by the Collinsville 
Mine (ISGS NO. 2768). The report acknowledges there is risk to 
mine subsidence, however , difficult to quantify risk without 
knowing the conditions of the mine. It is worth noting that the 
majority of Collinsville has underground mines including the 
majority of the Ramada & Sandridge bluff area as well as 
subdivisions east of Johnson Hill Road. These maps are publicly 
accessible through the ISGS Mine Viewer and detailed in the 
attached report by SCI. The project area is shown in the figure to 
the right. SCI’s recommendations include a construction 
monitoring program to ensure the project is completed safely and 
reduces risk of subsidence.  
 
The City Engineer reviewed and found the Site Plan to substantially conform with the engineering standards 
used in the City at this stage and based on the submitted drainage report. Additional review will be required 
during Civil Construction stage and approval of Civil Construction plans and documents will depend on final 
calculations and stormwater design. 

SITE PLAN ANALYSIS 
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Site Design to Enhance Safety and Minimize Traffic Impact on the Surrounding Area 

A Traffic Impact Study was performed by Oates Associates to analyze the existing conditions and anticipated 
impact from the proposed development. The full TIS is attached to this report. As discussed in the Zoning 
analysis, the TIS targeted the impacts to key intersections surrounding the development and determining the 
most effective improvements to mitigate impact to surrounding area. Previous development plans showed a 
connection from Ramada Blvd to Notting Hill Court. The TIS analyzed the feasibility of other possible 
connections and finds that feasible designs for a connection to Notting Hill will either not meet vertical curve 
requirements or intersection grade requirements and is not suitable for through traffic. The Ramada to Reese 
connection reduces traffic through established residential areas of Sandridge and minimizes the impacts cut 
throughs of local traffic travelling between N Bluff and Johnson Hill Road. 
 
The TIS determined that the proposed new connection of Ramada to Reese Drive is the most effective method 
to reduce safety concerns, minimize cut through traffic in established residential areas and mitigate increased 
traffic from the proposed development. The TIS recommends the following improvements to the proposed 
design of the new Ramada to Reese connection:  
1. The intersection of Ramada to Reese should be designed to maintain a gradient of less than 5% to comply 

with design standards and ensure safety.  
2. Realign the south and east legs to create a continuous connection. The existing west leg should be 

reconfigured to a one-way stop.  
3. Construct the south leg with one approach lane 
4. Ensure the intersection sight distance is maintained, accounting for curved alignment of Reese and vertical 

grade change.  
 
The developer has agreed to the recommendations of the TIS for the new connector between Ramada and 
Reese. The TIS developed several general recommendation for improvements and maintenance in the area as 
well to bring them up to current standards. Specifically, widening roads such as Ramada, Reese and Johnson Hill 
Road to a consistent thirty (30) feet width, replace any oil and chip with full depth pavement, install curb and 
gutters, and sidewalks on one side of the roadway. The developer has made these improvement 
recommendations to the new Ramada and Reese connector and transitioning into the existing roadways. The 
City has a maintenance and improvement plan for the existing roads, specifically Reese Drive as it is 
acknowledged the current conditions of the road have needed improvement for many years. The developer has 
agreed to pay for the plan design of the long due improvements to Reese Drive and the City will construct the 
improvements as a part of it’s existing maintenance plan. 
Based on the conclusion and findings of the Traffic Impact Study, staff finds the proposed site design and road 
network improvements to increase safety and minimize traffic impacts from the development.  

Staff finds that the proposed Site Plan meets or exceeds the review criteria and advances the  
intent of the Comprehensive Plan, Future Land Use Map (FLUM), Zoning Ordinance and other City Plans. Based 
on this finding, staff recommends that the Planning Commission ’Approve’ Site Plan Application  
SP 25-03 New Multifamily Residential Construction of Haven Hills, Pending Rezoning  and Preliminary Plat 
Approval.  
 
 

SITE PLAN RECOMMENDATION 

SITE PLAN ANALYSIS 
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Matters to be Considered for Major Subdivision Approval 
When reviewing applications for Major Subdivisions, the Planning Commission is required to review the 
Preliminary Plat and make a recommendation to City Council. The Planning Commission has the authority to  
take the following actions: recommend approval, recommend approval subject to certain conditions or 
modifications, or recommend disapproval.  
 

In order to recommend approval or disapproval of a proposed zoning district amendment the Planning 
Commission shall consider the extent to which the proposed subdivision meets the minimum requirements 
identified within  Section 16, Subdivisions. 

 
The gross area of the site is 18.68 acres with 0.14 acres in right-of-way. The development includes sewer and 
water main extensions to connect to the development. A 20’ easement is proposed for the sanity sewer and an 
easement for the stormwater detention structure.  The developer is proposing to include a 50’x50’ easement 
area for the City to construct a cul-de-sac at the end of Notting Hill Road in the future if desired. 
 
The proposed subdivision will resubdivide the three (3) lots into two (2) lots. Lot 1 is the proposed location for 
the new multi-family development with 9.60 acres and Lot 2 will remain primarily undeveloped at 9.01 acres. 
Lot 2 will only be developed for the stormwater detention structure for Lot 1 with an access easement and the 
sewer main extension with a 20’ easement. There are no future plans or phases for development on Lot 2.  
 

SUBDIVISION PLAT REVIEW 

Haven Hills: Preliminary Plat 
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A. Conformity with zoning: All lots in the subdivision shall conform to the minimum lot area and dimension 
requirements of the zoning district in which said subdivision is located. 

The property is already zoned “R-3” Multi-family district and both lots conform to the minimum 
width and length requirements prior to and after the proposed right-of-way dedications.  
 

B. Multiple-frontage lot: Generally, the creation of through lots shall be avoided where possible. Every lot 
having multiple frontages (e.g., corner lots, through lots) shall be large enough to permit compliance with  the 
zoning district’s front setback requirement on every side of the lot abutting the street 

The proposed development provides right-of-way access for each lot. Lot one has access off of the 
new Ramada extension. Lot 2 will have access off of the new Ramada extension and Reese Drive. 
The lots are large enough to permit compliance with all setback requirements.  

 
 
C. Length/Width ratio: Generally in the intent of “good planning,” the length of any lot should not be greater 
than three (3) times the width of said lot, unless topography or other conditions dictate otherwise. 

The new lots created clean up irregular lots. The topography of the site limits the width and length 
dimensions, with the property generally being longer than it is wide.  

 
D. Lot remnants: All lot remnants shall be added to adjacent lots to avoid the creation of nonconforming lots. 

The applicant has not proposed any lot remnants within this subdivision.  
 

E. Relationship of side lot lines to street lines: All side lot lines should be approximately at right angles to 
straight street right-of-way lines and radial to curved street right-of-way lines except where a deviation from 
this rule will result in a better street/lot design. 

There are curved lines along the new Ramada road extensions. The new lot line between Lot 1 and 
Lot 2 is straight.  

 

F. Access: Land shall be subdivided in such a way that each lot has direct access to a public street. 

All lots have direct access to a public street.   
 

G. Satisfactory building sites: The design and arrangement of lots should be such that each lot will provide a 
satisfactory building site. 

The applicant has outlined on the plat the required setbacks and buildable area per lot. The 
proposed subdivision and site plan meet the building area requirements.  
 

H. Natural/historical features: Whenever any tract is to subdivides, the most restrictive measures consistent 
with the anticipated development of the tract should be taken to protect such natural features as tree growth, 
wetlands, steep slopes, watercourses, etc., such as any historically or archaeologically significant structures/
sites. 

The property is a heavily wooded area. The development has made efforts to only clear and grade as 

SUBDIVISION PLAT REVIEW 



REPORT TO PLANNING COMMISSION 
CITY OF COLLINSVILLE 

PAGE 17 Haven Hills (Ramada & Reese) 

required for the building area, necessary utilities such as sewer connection and stormwater 
detention basin. A tree survey will be required for Civil Construction plans.  A Weland Delineation 
Survey, Cultural Resource Survey and Threatened and Endangered Species Habitat Assessment 
Report were conducted for the project (full reports attached). Based off these reports and site 
design, staff finds the proposed development  

Wetland Delineation Survey, conducted June 2025 concluded the following results: 
• One relatively permanent waterway (RPW) dubbed Channel A is found along the northeastern 

property line of Lot 2. This channel is anticipated to be considered a Water of the United States. Any 
impact to this waterway including filling, crossing, piping, relocating or discharging into would require 
a Section 404 Permit from the Army Corps of Engineers (USACE) and Section 401 Water Quality 
Certification from the Illinois EPA.  T 

• Two wetlands are located on the property. Wetland A is a 0.42 acre forested wetland in the eastern 
section of the site in Lot 2. Wetland B is 0.04 acres of an emergent wetland in the northeastern 
section of the site in Lot 2. Neither wetland are anticipated to be considered within the jurisdiction of 
USACE.  

Phase I Cultural Resource Survey, conducted in August 2025, concluded the following: 
• There are no previously recorded archaeological sites located within the project area and the project 

area has never been subjected to a professional cultural resources survey. This survey found no 
archaeological material and recommends project clearance.  

Threatened and Endangered Species Habitat Assessment Report, completed in July 2025, concluded the 
following: 
• The T&E report first analyses the existing landscape and natural areas of the property and utilizes 

reports by the U.S. Fish and Wildlife Service to obtain a list of federally listed threatened or 
endangered species that may be found near the site. Based on site observations, the property 
appears to contain potentially suitable summer roosting habitat for Indiana, Northern Long-Eared and 
Tricolored bats. Five (5) potentially suitable  summer roost trees were identified in the project area as 
snag trees. The USFWS recommends that tree clearing be completed within the winter when bats are 
expected to be in hibernation (October 16-March 31) to avoid potential impacts to the any 
threatened or endangered species that may be utilizing the site. Ultimately, the USFWS and Illinois 
Department of Natural Resources (INDR) have sole authority to regulate actions on the site. No other 
habitat for identified threatened or endangered species were identified by this report.  

 
I. Lot Numbering: Lots shall be numbered consecutively throughout all phases or additions of the subdivision, 
and the same basic subdivision name shall be given to all parts thereof. 

Staff finds that the proposed lot numbering and subdivision naming meets this requirement.  
 

J: Flag lots: The use of flag lots is prohibited everywhere in the City. 

The applicant has not proposed any lot configuration which would qualify as a “flag lot.” 
 

It is staff’s opinion that the proposed subdivision meets all requirements outlined by the City Subdivision and 
Zoning Regulations, as outlined in the proposed Planned District Ordinance. Therefore, it is City Staff’s and 
the Planning Commission’s responsibility to honor the property rights of the applicant and recommend 
approval of the proposed Preliminary Plat or the proposed subdivision, MAJ SD 25-01 Haven Hills. 
 

SUBDIVISION PLAT RECOMMENDATION  
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EXHIBITS 

A. Planned District Narrative 

B. IDHA Funding Information 

C. Site Photos 

D. Draft Ordinance 

 

ATTACHMENTS 
A. Site Plan & Preliminary Plat Package 

B. Architectural elevations 

C. Traffic Impact Study 

D. Stormwater Drainage and Detention 
Report 

E. Geotechnical Report 

F. Wetland and Waterbody Delineation 
Report 

G. Threatened and Endangered Species 
Habitat Assessment Report 

H. Cultural Resources Survey 
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EXHIBIT A: PLANNED DISTRICT NARRATIVE 

Please note that some aspects of this narrative have changed. Specifically:  
1. Number of units have been reduced to 60 units in three buildings. All buildings are 2 stories. 
2. No Phase II is proposed as a part of this application and no plans for a Phase II have been 

submitted to the city.  
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EXHIBIT A: PLANNED DISTRICT NARRATIVE 

Please note that some aspects of this narrative have changed. Specifically:  
1. Number of parking spaces provided is two (2) spaces per unit.  
2. Building height is thirty-three (33) feet in height, meeting zoning district requirements.  
3. Brick veneer now consists of fifty-two (52) to sixty-five (65) percent of each building. 
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EXHIBIT A: PLANNED DISTRICT NARRATIVE 
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EXHIBIT A: PLANNED DISTRICT NARRATIVE 
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EXHIBIT B: IDHA FUNDING INFORMATION 
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EXHIBIT C: PROPERTY PHOTOS 

Aerial view 
from the South  



REPORT TO PLANNING COMMISSION 
CITY OF COLLINSVILLE 

PAGE 25 Haven Hills (Ramada & Reese) 

EXHIBIT C: PROPERTY PHOTOS 

Aerial 
view 

from the 
West  
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EXHIBIT C: PROPERTY PHOTOS 

Aerial view 
from the 

East  
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EXHIBIT C: PROPERTY PHOTOS 

Street View from Ramada 

Street View from Notting Hill Court 
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EXHIBIT C: PROPERTY PHOTOS 

Street View from Reese 
General Location for Road 

Connection 
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EXHIBIT D: DRAFT PLANNED DISTRICT ORDINANCE 
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EXHIBIT D: DRAFT PLANNED DISTRICT ORDINANCE 
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EXHIBIT D: DRAFT PLANNED DISTRICT ORDINANCE 
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EXHIBIT D: DRAFT PLANNED DISTRICT ORDINANCE 
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EXHIBIT D: DRAFT PLANNED DISTRICT ORDINANCE 

 


