
  

AGENDA 

 

Carbondale Planning Commission 

January 18, 2017 

City Hall / Civic Center 

200 South Illinois Avenue, Room 108 

                          6:00 p.m. 
                                                             

 

1. Call to Order and Roll Call 
 
2. Approval of Minutes – Minutes of December 7, 2016 
 

3.  Citizen Comments and Questions 

 
4. Report of Officers, Committees, Communications 
 
 None 
 
5. Public Hearings 
 

PC 17-11-Kevin Wheetley is requesting a Special Use Permit to allow for a Contract 

Construction Service in an AG, General Agriculture, district for property located at 39 Salt 

Life Lane. 

 

PC 17-12- NLB Properties, LLC, is requesting a Special Use Permit to allow for a car 

wash in a BPL, Planned Business, Zoning District at the following location of 750 North 

Giant City Road. 

 

PC 17-13- The Carbondale Elks Lodge #1243 is requesting a text amendment to Title 15-

2.28 of the Carbondale Revised Code in order to add “Civic, social and fraternal” 

organizations as a special use permitted in the R-1, Low Density Residential, District.  

 

6. Old Business  
 

A. Discuss Election of Officers 

 

7. New Business   

 

A. Initiation of a Text Amendment related to Accessory Dwelling Units 

 

B. City Council Agenda from December 21, 2016 and January 10, 2017 

 

8. Adjournment   
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Ms. Litecky called the meeting to order at 6:15 p.m. 
 

 

Members Present: Sheffer, Hamilton, Field, Burnside, Litecky, and Bradshaw (ex-officio)  

 

Members Absent: LeBeau, Love, and Lilly 

         

Staff Present:   Taylor and Lawrence  

______________________________________________________________________________

   

1. Approval of Minutes:       
 

Mr. Sheffer moved, seconded by Ms. Field, to approve the minutes for October 12, 2016.  

 

The motion to approve the minutes passed with a unanimous voice vote.  

 

2. Citizen Comments or Questions 

 

There were none 

 

3. Report of Officers, Committees, Communications 
  

There were none 

 

4. Public Hearings 
 

PC 17-08, 6:17pm-The City of Carbondale is proposing a text amendment to Title 15 of 

the Carbondale Revised Code in order to revise the current approved tree list.  

 

Ms. Litecky declared Public Hearing PC 17-08 open and asked Travis Taylor, Senior 

Planner for the City of Carbondale, to read the legal notice.  

           

Mr. Taylor read the legal notice. 

 

Ms. Litecky asked Sarah Lawrence to present the staff report. 

 

Ms. Lawrence was sworn in and read part A of the staff report. 
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Ms. Litecky asked if there were any questions of staff. 

 

There were none.  

 

Ms. Litecky asked if there were any other questions from the Commissioners. 

 

There were none. 

 

Ms. Litecky asked if anyone wished to speak in favor. 

 

There was no one. 

 

Ms. Litecky asked if anyone wished to speak in opposition. 

 

There was no one.  

 

Ms. Litecky asked Ms. Lawrence to read the analysis. 

 

Ms. Lawrence read Parts B and C of the staff report with a recommendation to approve 

PC 17-08. 

 

Ms. Litecky asked for questions for staff. 

 

There were none. 

 

Ms. Litecky asked if there were questions from anyone to anyone. 

 

There were none. 

 

Ms. Litecky declared PC 17-08 closed and asked for a motion on the findings of fact. 

 

Mr. Sheffer moved that the Commission accept as findings of fact Part A of the staff 

report for PC 17-08, seconded by Ms. Field. 

 

Roll Call Vote: 

 

Yes - 5 (Sheffer, Hamilton, Field, Burnside, Litecky) 

 No – 0 

 

 Ms. Litecky ask for a motion to approve PC 17-08 and send it to City Council for review.  

 

Mr. Sheffer moved to approve PC 17-08 and send it to City Council for review, seconded 

by Dr. Burnside. 

 

Roll Call Vote: 

 

Yes - 5 (Sheffer, Hamilton, Field, Burnside, Litecky) 
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  No – 0 

 

Mr. Taylor stated that the motion passed and that this matter will be on the City Council 

agenda at their meeting on December 20, 2016. 

 

PC 17-09, 6:22pm-The Carbondale Elks Lodge #1243 is requesting to rezone the property 

located at 419 S. Giant City Road from the R-1-15, Low Density Residential and AG 

General Agriculture, zoning district to the PA, Professional Administrative Office, zoning 

district in order to use the facility on site for their lodge. 

 

Ms. Litecky declared Public Hearing PC 17-09 open and asked Mr. Taylor to read the 

legal notice.  

           

Mr. Taylor read the legal notice. 

 

Mr. Taylor also stated that he had received two letters from citizens expressing 

opposition to the request, which he then read and presented to the Commissioners. 

 

Ms. Litecky asked Ms. Lawrence to present the staff report. 

 

Ms. Lawrence, Planner for the City of Carbondale, was sworn in and read parts A and B 

of the staff report. 

 

Ms. Litecky asked if there were any questions of staff. 

 

There were none.  

 

Ms. Litecky asked if the applicant was present and if they wished to speak. 

 

Mike Rand, the Elks Lodge President, came forward to speak in favor of PC 17-09. Mr. 

Rand spoke about the Elks’ current building and with the age of the building and the 

structure, it causes many problems and is expensive for the upkeep. Mr. Rand stated that if 

the lodge is able to move they will be able to focus on the community more and not on the 

constant upkeep of the building.  

 

Ms. Litecky asked if there were any questions from the Commissioners to the applicant.  

 

Dr. Hamilton asked Mr. Rand what types of donations the Elks have given back to the 

Carbondale community.  

 

Mr. Rand stated that just recently donations have been given to the Women’s Center, the 

Shop with a Cop program, the Good Samaritan Food Pantry, the Anna Veterans Home, and 

the Special Olympics program. Also, soon they will be donating to the Disabled Veterans 

program.  

 

Ms. Litecky asked if there were any other questions from the Commissioners to the 

applicant.  
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There were none.  

 

Ms. Litecky asked if anyone wished to speak in favor. 

 

Jeff Woodruff of 601 E. Campus, came forward to speak in favor. Mr. Woodruff stated 

that he felt these types of organizations help to hold the community together and they 

provide a sense of community. Mr. Woodruff also stated that he is unaware of any 

violations of any of the members dealing with alcohol consumption and the actual Elks 

Lodge. Mr. Woodruff stated that the Elks meetings really only take place on Friday 

evenings and should not interfere with the high school or college kids on Giant City 

Road.  

 

Josi Young, the Secretary for the Elks Lodge, came forward to speak in favor. Ms. Young 

spoke about the fact that even though the Elks have a bar onsite, it is for members or 

guests of members only and the bar does not open until four o’clock in the evening so it 

shouldn’t affect the high school traffic.  

 

Ms. Litecky asked if anyone wished to speak in opposition. 

 

Aaron Heller of 213 S. Giant City Road, came forward to speak in opposition. Mr. Heller 

expressed concern about traffic congestion issues that might be caused and accidents that 

might occur. Mr. Heller felt that the Elks Lodge should not be located in a highly residential 

area.  

 

Lee Hartman of 1442 E. Gary Drive, came forward to express his concerns about the 

increased traffic that might occur due to the Elks being located on Giant City Road. Mr. 

Hartman also had concerns about the safety of people riding their bicycles on Giant City 

Road and the traffic issues. Mr. Hartman felt that with all of the current traffic issues on 

Giant City Road, those problems should be worked out first before adding more businesses 

on that road. 

 

Bruce Payne of 809 S. Drury Lane, spoke about a few accidents that his family and friends 

have been involved in on Giant City Road, due to distracted young drivers. Mr. Payne went 

on to speak about the dangers of Giant City Road that already exist and that putting more 

businesses on that road which may hold a liquor license could cause even more issues.  

 

Donald Monty of 418 S. Giant City Road, came forward to present his letter of opposition. 

Mr. Monty’s letter is also attached to these minutes as Exhibit A.  

 

Anne Gaylord of 418 S. Giant City Road, came forward to restate the concerns of traffic 

that might occur with the Elks at that location. 

 

Kate Baba of 1448 E. Grand Ave, came forward to express safety concerns for children 

and families that live along Giant City Road resulting from traffic issues along that stretch 

of road.  
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Don Priddy of 1440 E. Walnut, came forward to state that he does not feel that this is the 

right location for the Elks Lodge since it is located in a residential area.  

 

James Baba of 1448 E. Grand Ave, also did not feel that a residential location was a good 

place for the Elks Lodge that serves alcohol and has a bar onsite. Mr. Baba felt like rezoning 

a neighborhood area was a bad idea for the community.  

 

Ms. Litecky asked Ms. Lawrence to read the analysis. 

 

Ms. Lawrence read Parts C and D of the staff report with a recommendation to deny 

PC 17-09. 

 

Ms. Litecky asked if the Commissioners had questions for staff. 

 

Mr. Sheffer questioned if a PA District can be limited in anyway. Mr. Taylor stated that 

once the property is rezoned to PA no limitations can be place on the PA districts, unlike 

special use permits. It was then discussed between Mr. Sheffer and Mr. Taylor to what 

extent the PA District must conform to neighboring residential districts.  

 

Mr. Sheffer also questioned why a special use permit was not requested for this location 

instead of the rezoning request. Mr. Taylor stated that was not an option for this type of 

establishment in that area, but they could request a text amendment instead and then, after 

approval of a text amendment, request a special use permit for fraternal organizations.  

 

Ms. Litecky went on to explain and discuss some of the setback and building height 

regulations in R-1, AG, and PA Zoning Districts and what this means to the PC 17-09 

rezoning. Ms. Lawrence clarified some of the differences and what this meant for this 

particular location.  

 

Ms. Litecky asked if there were questions from anyone to anyone. 

 

Mike Ashner, member of the Elks, came forward to ask if the Elks could agree to a PA 

Zoning with limits set by the Planning Commission. Mr. Ashner stated that if the Lodge 

needed to request a text amendment with restrictions they would be more than willing to 

do so going forward in the process. Mr. Sheffer stated that if the Commission approves 

the PA then the restrictions needed could not be put in place, but if the Elks were to come 

back to the Planning Commission and request a text amendment then the regulations can 

be placed with a special use permit and possibly approved.  

 

Laura Germann of 1547 E. Grand Ave, questioned if the Elks were to come back to the 

Commission and request a text amendment to Title 15,  would that then affect all of 

Carbondale going forward. Mr. Taylor stated that if they were to go forward in requesting 

a text amendment and if it were approved for fraternal organizations to be able to be 

located in R-1 districts, this would in fact make all R-1 districts available for fraternal 

organizations to request special use permits. 
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Aaron Heller came forward to ask the Elks president if any of the members in attendance 

were actually from the Carbondale community. By show of hands many were in fact 

from Carbondale. Mr. Rand came forward to explain why he did not currently reside in 

Carbondale but was still an active member of the Elks. Mr. Heller also questioned what 

the Elks would do for the neighborhood if they were to relocate onto Giant City Road. 

Mr. Rand stated that the Elks have made many donations and are involved in the youth 

organizations at the Carbondale School District. Mr. Rand also stated that he understood 

the concerns of the community and would be more than willing to sit down and discuss 

and work out resolutions for these problems and concerns.  

 

Mr. Woodruff came forward to state that the Elks would really like to work with Planning 

staff and the Commission to comply with regulations and quell neighbors concerns. Mr. 

Taylor elaborated on options presented to the applicant and those which are available 

going forward.  

 

Mr. Sheffer then stated that even though he understands the concerns of the neighbors on 

Giant City Road and the issues they had voiced, he knows what the Elks do for the 

community and knows that they will not misuse the property if it were to become rezoned 

into a PA district. Mr. Sheffer’s concerns are for any business that might move into that 

location after the Elks and what that could mean for the local neighborhood.  

 

Mr. Hamilton then questioned Mr. Taylor if there were other facilities that were 

discussed when the Elks came to the Planning Department about the PA rezoning on 

Giant City Road. Mr. Taylor stated that only this property was discussed and at that time 

the Planning Department was unaware of any other facilities that might be available. Mr. 

Rand came forward and stated that the Elks had looked at other properties but this was 

the most fitting to their needs.  

 

Mr. Monty came forward to ask the applicant what kinds of modifications would they 

have to do to the facility and if they would have to do any sort of expansion. Mr. Rand 

stated that currently there are no plans to change the building except for the entryway that 

would have to be redone.  

 

Ms. Litecky questioned Mr. Rand about the rental of the facility. Mr. Rand stated that 

they currently do rent the facility, but if they move to a new location all of their policies 

would have to be revisited since they would be moving to a residential neighborhood.  

 

Mr. Monty also questioned the food service that the Elks provide to the community and 

the advertising they do on signage. Mr. Rand stated that is for members and invited 

guests only. 

 

Andrew Zieba of 601 E. Walnut and member of the planning building committee for the 

Elks, came forward to state that the Elks Lodge has no intention of splitting up the 

property and that the Elks is a very family friendly organization.  

 

Mr. Payne questioned the Commission regarding what would happen to the property and 
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to the neighborhood if the Elks were to close in the future and a new business were to 

move into the R-1 district with a special use permit. Mr. Taylor explained what would 

take place if a special use permit were granted and what would happen if the Elks were to 

leave that location and that the permit would be null after six months of them leaving. 

Mr. Payne also questioned if a liquor license was allowed in an R-1 district. Mr. Taylor 

stated that limits could be placed with a special use permit.  

 

Deanna Gilbert of 1450 Neal Lane, questioned Mr. Taylor to explain the exemption 

under the code 2.24.1. Ms. Lawrence explained that it states within the City liquor code 

that with class E licenses, fraternal organizations are exempted from the fact that they 

must be more than one hundred feet from a school. Ms. Gilbert also asked if the Elks 

would be required to give up their state liquor license if they were to move into the 

facility on Giant City Road. Mr. Rand stated that it is his understanding that if the liquor 

license is approved by the City of Carbondale, then the state of Illinois will also approve 

it.  

 

Ms. Litecky asked Mr. Rand if the Elks had a gaming license and how many machines 

they currently had. Mr. Rand stated that they did have a license and had four machines.  

 

Mr. Heller questioned Mr. Rand about the amount of special events that take place at the 

Elks on Friday evenings. Mr. Rand stated that the Elks maybe only hold three special 

events each year on Friday evenings. There was then a discussion between Mr. Heller and 

Mr. Sheffer about the traffic issues on Giant City Road and if they would really be 

affected by the Elks moving into that location.  

 

Luanne Brown of 1440 E. Walnut, came forward to ask Mr. Rand why the Elks would 

buy the building and all of the land with it without plans to expand. Mr. Rand stated that 

first they want to focus on moving to the location and then possibly in the future make 

changes to the facility, but not any time soon. Mr. Rand stated that it was going to be a 

step by step process and the first step is the move and getting approvals needed to make 

the move. Ms. Brown then questioned Mr. Sheffer about if it was even a good idea to 

develop Giant City Road anymore because of the traffic issues that already exist. Mr. 

Sheffer stated that if we focused on traffic, then the community would never develop and 

grow. Mr. Sheffer stated that it is a goal of the community and to business and jobs in the 

community to drive traffic into our City to help us grow. 

 

Ms. Litecky declared PC 17-09 closed and asked for a motion on the findings of fact. 

 

Mr. Sheffer moved that the Commission accept as findings of fact Parts A and B of the 

staff report for PC 17-09, seconded by Dr. Hamilton. 

 

Roll Call Vote: 

 

Yes - 5 (Sheffer, Hamilton, Field, Burnside, Litecky) 

 No – 0 

  

 Ms. Litecky ask for a motion on a recommendation to the City Council for PC 17-09. 
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Ms. Field moved to deny PC 17-09 and send it to City Council for review, seconded by 

Dr. Burnside. 

 

There was then discussion between Dr. Burnside and Mr. Sheffer about previous cases 

brought before the Commission that were similar to PC 17-09. 

 

Roll Call Vote: 

 

Yes - 5 (Sheffer, Hamilton, Field, Burnside, Litecky) 

  No – 0 

 

Mr. Taylor stated that the motion to recommend denial passed and that this matter will be 

on the City Council agenda at their meeting on December 20, 2016. 

 

PC 17-10, 8:20pm-JGC Wash Investments is requesting a Special Use Permit to allow for 

a Car Wash and Mini-Warehouses in an SB, Secondary Business, District for the property 

located at 101 S. Giant City Road.  

 

Ms. Litecky declared Public Hearing PC 17-10 open and asked Mr. Taylor to read the 

legal notice.  

           

Mr. Taylor read the legal notice. 

 

Ms. Litecky asked Mr. Taylor to present the staff report. 

 

Mr. Taylor, Senior Planner for the City of Carbondale, was sworn in and read parts A and 

B of the staff report. 

 

Ms. Litecky asked if there were any questions of staff. 

 

Ms. Litecky questioned if the property was already zoned as SB, why the applicant was in 

need of a special use permit. Mr. Taylor stated that with it being an SB district, carwashes 

and mini storage are not permitted by right in the SB category and require the special use 

permit.  

 

Dr. Burnside questioned what types of businesses would be classified under an SB district. 

Mr. Taylor stated that retail, school uses, medical clinics and doctors’ offices would all be 

permitted under SB.  

 

Ms. Litecky asked if the applicant was present and if they wished to speak. 

 

Greg Cook came forward to speak of the operations of the lot in question and give history 

of his business and what they do for the community. Mr. Cook explained what will take 

place on the lot as far as both uses are concerned. Mr. Cook spoke about the carwash that 

would be located on the lot and the goals that he would have for the carwash at that 

location. Mr. Cook stated that he would address any concerns of the neighborhood 
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located next to the lot.  

 

Mr. Sheffer questioned the use of the pods and if they will be accessible to the renters all 

the time. Mr. Cook stated that renters could access the pods but they were discussing 

making it limited to when staff is present on site.  

 

Ms. Litecky questioned the staffing of the facility. Mr. Cook stated that there is staff onsite 

in an office located on the end of the carwash area. Mr. Cook stated that there would also 

be a car detailing shop located on the end of the carwash, as well. Ms. Litecky also 

questioned if the pods would be in a fenced-in area. Mr. Cook stated that it would be a 

secure fenced-in area. 

 

Ms. Litecky asked if anyone wished to speak in favor. 

 

There were none.  

 

Ms. Litecky asked if anyone wished to speak in opposition. 

 

Aaron Heller of 213 S. Giant City Road, came forward to speak in opposition. Mr. Heller 

stated that he was concerned because of the location in relation to his home and backyard. 

Mr. Heller was also concerned about it decreasing the value of his home and he was 

concerned about safety with the chemicals that might be used at the carwash.  

 

Donald Monty of 418 S. Giant City Road, came forward to speak about the history of the 

lot on Giant City. Mr. Monty stated that he felt that there are many other uses for that lot 

that would be more beneficial to that area. Mr. Monty also spoke on the seven criteria 

that the Commission would vote on to pass PC 17-10 and the problems that are caused to 

the residential areas around the lot if the carwash and mini storage were to be built. Mr. 

Monty’s letter breaking down the seven criteria is also attached to these minutes as 

Exhibit B. Mr. Monty stated that two main concerns are the sidewalk that is needed on 

Giant City Road and the lighting that might cause issues to nearby residents.  

 

Luanne Brown of 1440 E. Walnut, came forward to speak about the site plan that is being 

provided in relation to her home and her neighbor’s homes and the impact that this 

business would have on their lives. Ms. Brown stated that she feels that the buffer zones 

for this type of business need to be looked at to make it friendly for the neighborhood. 

Ms. Brown also reiterated Mr. Monty’s sidewalk issues and lighting concerns.  

 

Donald Priddy of 1440 E. Walnut, came forward to speak about his issues with the water 

lines that are in that area and having a carwash in that area using lots of water. Mr. Priddy 

expressed that he would be fine with Mr. Cook’s business but he just wants certain things 

looked at such as noise of the carwashes and the lighting in the mini-storage.  

 

Anne Gaylord of 418 S. Giant City Road, stated that she was concerned about accidents 

if people are trying to make left hand turns into the carwash. Ms. Gaylord was also 
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concerned about the hours of operation of the carwash and what that means as far as 

noise for surrounding residents.  

 

Lee Hartman of 1442 E. Gary Drive, stated that he is in agreement that sidewalks are a 

great concern and are greatly needed at this location. 

 

Sarah Heyer of 1442 E. Gary Drive, voiced concerns about the traffic on Giant City Road 

and how it is projected to get worse in the near future. Ms. Heyer also feels that the City 

needs to take care of some safety issues in that area such as sidewalks and bike paths 

before adding more businesses into that area.  

 

Ms. Litecky asked Mr. Taylor to read the analysis. 

 

Mr. Taylor read Parts C and D of the staff report with a recommendation to approve 

PC 17-10. 

 

Ms. Litecky asked for questions for staff. 

 

Ms. Field asked Mr. Taylor about the water retention issues and if a more detailed site 

plan will be provided by the applicant to show run off drainage. Mr. Taylor stated that a 

full detailed drainage/run off plan must be submitted in a site plan to show how they plan 

to handle any of the storm water runoff issues. City Engineering will help with the 

development of suggestions for those issues.  

 

Mr. Sheffer then asked about the lighting and making sure that the applicant tries to keep 

the lighting out of the neighborhood residents’ homes and yards. Mr. Taylor stated those 

concerns will be addressed in the site plan process with the applicant by making sure that 

they take to steps needed to keep lighting issues to a minimum for the neighboring 

homes.  

 

Ms. Field also asked if it was possible to add in a condition that the applicant put a 

sidewalk into the site plan. Mr. Taylor stated that a sidewalk could be added to the 

conditions of this special use permit.  

 

Ms. Litecky questioned the requirement for vegetation in the area that the pod systems 

would be located. Mr. Taylor stated that the amount of vegetation is based on the amount 

of parking area onsite and with the mini storage being a part of this development, the 

vegetation would defiantly be something that is discussed in the final site plan process. 

Ms. Litecky also questioned the buffers that are to be located off of Walnut Street. Mr. 

Taylor stated that on the side with the carwash it would only be required to have a seven 

foot buffer yard which is what parking area buffers are required to be. Ms. Litecky also 

questioned if the egress and ingress could be moved to Walnut Street to prevent people 

entering and exiting on to Giant City Road. Mr. Taylor stated that many limits could be 

placed on this special use permit, but he was hesitant to change the setup of the site plan 

and possibly cause traffic congestion issue going in and out of the carwash area. This 

subject will be left for City Engineers to decide.  

 



 

 

11 

Mr. Sheffer stated that the location of the entrance and exits and the amount of vegetation 

should be left to the developers and planners with the site plan. Mr. Sheffer felt that the 

Commission should focus on putting in conditions for a sidewalk and the lighting.  

 

Dr. Hamilton and Dr. Burnside both agreed that the site plan should be left to the City to 

address and the sidewalk and the lighting needs to be looked at because of the concerns 

of the residents surrounding the lot.  

 

Ms. Litecky asked if there were questions from anyone to anyone. 

 

Mr. Priddy came forward to ask Mr. Cook about what type of signage would be used on 

the site. Mr. Cook stated that he was unsure of the specifics for the signage but they 

would follow the City’s requirements and restrictions with standard signage.  

 

Mr. Heller questioned Mr. Taylor’s report about the property value of his home not being 

affected and that the enjoyment of his yard will not be affect with the mini storage units 

being located right next to his backyard area. Mr. Taylor stated that property value is 

always a hard question to answer, but with the type of business that is going in it should 

not affect the value as much as if a different type of business that might go in at that 

location. Mr. Taylor also stated that the enjoyment of the property should continue with 

the restrictions that the Planning Commission can add into the special use permit 

conditions. 

 

There was then discussion between Mr. Heller and Mr. Sheffer about the type of business 

being built and that a normal SB district business would not have to ask for these special 

conditions that Mr. Cook must adhere to. Mr. Heller also questioned Mr. Cook about the 

time table of getting the business built and up and running. Mr. Cook stated that with all 

of the different things that they will be going through to get the property going it would 

possibly be close to late summer before it opens. 

 

Mr. Heller also questioned the amount of sound that is allowed to come from a business 

and there was then discussion between Mr. Heller, Mr. Priddy, and Mr. Sheffer about 

acceptable noise levels within the City ordinance. Mr. Cook stated that the mini storage 

units should help Mr. Heller as a buffer for the sound coming from the carwash. Mr. 

Heller also questioned Mr. Cook about the pickup and drop off of the storage pods and 

what hours that is going to take place. Mr. Cook stated that it would be a daytime 

operation and that the trucks should not be running in the evening and night hours. 

 

Mr. Monty questioned Mr. Taylor about the access points for entry ways on Walnut 

Street and placing them far away from the intersection. Mr. Taylor stated that would be 

something that the City engineers would look at when going over the site plans. Mr. 

Monty also suggested ways to stop left hand turns off of Giant City Road. Mr. Taylor 

stated that would also something that the engineering department would be involved in 

and that Mr. Monty’s suggestions would be passed on.  

 

Ms. Brown questioned the access point on Giant City Road being moved closer to the 

mini storage pods and she also questioned the apartments that are located next to the lot.  
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Ms. Gaylord questioned the ingress and the egress of the high school and the safety on 

Giant City Road with another entrance near the high school. Mr. Taylor stated that would 

definitely be something that would be talked about in the site plan approval process.  

 

Mr. Heller also questioned the possibility of break in and security at the mini storage 

units. Mr. Cook state that it would be fenced and secured with proper lighting. 

 

Ms. Litecky declared PC 17-10 closed and asked for a motion on the findings of fact. 

 

Mr. Sheffer moved that the Commission accept as findings of fact Parts A and B of the 

staff report for PC 17-10, seconded by Dr. Hamilton. 

 

Roll Call Vote: 

 

Yes - 5 (Sheffer, Hamilton, Field, Burnside, Litecky) 

 No – 0 

 

Mr. Sheffer made a motion to vote on the seven criteria as one, Ms. Field seconded.  

 

Roll Call Vote: 

 

Yes - 5 (Sheffer, Hamilton, Field, Burnside, Litecky) 

 No – 0 

 

Mr. Sheffer made a motion that all seven criteria had been met, Dr. Hamilton seconded. 

 

Roll Call Vote: 

 

Yes - 5 (Sheffer, Hamilton, Field, Burnside, Litecky) 

 No – 0 

 

Mr. Sheffer made a motion on a recommendation to approve PC 17-10 as per staff’s 

recommendation with two additional conditions: first, that sidewalks be installed by the 

applicant along their property lines along E. Walnut Street and S. Giant City Road; and 

second, the lighting will be installed to the best of the applicant’s ability to prevent light 

spillage onto neighboring properties. Dr. Hamilton seconded the motion.  

 

Roll Call Vote: 

 

Yes - 5 (Sheffer, Hamilton, Field, Burnside, Litecky) 

 No – 0 

 

Mr. Taylor stated that the motion with conditions passed and that this matter will be on 

the City Council agenda at their meeting on December 20, 2016. 

 

5. Old Business 
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There were none 
 

6. New Business 
 

A. Adoption of the new 2017 Calendar 

 

Mr. Sheffer made the motion to accept the 2017 Calendar, Dr. Hamilton seconded.  

 

Motion was passed with a unanimous voice vote. 

 

B. Discuss the Election of 2017 Commission Officers 

 

Mr. Taylor stated that the election of 2017 Commission Officers would need to take 

place at a furture commission meeting, those to include Chair, 1st Vice and 2nd Vice. 

Mr. Taylor stated that a committee would need to be formed at the next meeting with 

voting taking place in January.  

  

  

 

7. Adjournment  

 

Ms. Litecky adjourned the meeting at 9:56 p.m.  



 

1 
 

 

 

 

 

 

 

 

 
 
 M-E-M-O-R-A-N-D-U-M  
 
TO: The City of Carbondale Planning Commission 

 
FROM: Mark Price Jr., AICP, Planner 
 
RE: PC 17-11, Kevin Wheetley’s request for a Special Use Permit to allow a contract 

construction service in an AG, General Agriculture, zoning district.  
 
DATE: January 9, 2017 

 
(Public Hearing Date: January 18, 2017 6:00 p.m.) 

  
 
PART A.  GENERAL INFORMATION 
 
1. Applicant/Owner: Kevin and Debra Wheetley 

   2101 Old Highway 51 
   Makanda, IL 62958 

 
2. Requested Action: Kevin Wheetley is requesting a Special Use Permit to allow for a 

contract construction service in an AG, General Agriculture, district. The applicant is 
requesting the Special Use Permit in order to continue operation of his business, Wheetley 
Construction Company, LLC, at 39 Salt Life Lane.  (Please refer to Exhibit A - 
Applicant’s Brief) 

 

3. Background: In May 2004, the City Council adopted an Ordinance making “Contract 
Construction Services,” a special use in the AG district.  Prior to the adoption of this 
Ordinance, they were not allowed in the AG district.  

In the summer of 2016, planning staff was made aware of a trucking company operating 
out of a new pole barn that had been constructed off of West Pleasant Hill Road.  After 
investigating, it was discovered that the applicant was operating a Contract Construction 
Business in a building that had been recently completed without the proper permits being 
obtained.  On August 23, 2016, Mr. Wheetley was contacted and asked to visit the 
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Planning Services office to describe the nature of his business on this property.  Mr. 
Wheetley promptly came in and spoke with planning staff regarding the nature of his 
business.  He is operating an excavation company that operates four semi-trucks a day 
into and out of the subject property.  He also has excavation equipment that is 
maintained inside the shop building and stored on the gravel parking lot.  Mr. Wheetley 
has applied for a Special Use Permit as he wishes to continue operation of his business at 
this location with the allotment of a potential expansion of up to two additional 
semi-trucks.  He also wishes to potentially construct a private residence on the lot at a 
later time. 

 
4. Number of Notices Sent to Property Owners within 1,000 feet:  Seventeen (17) notices 

were sent to property owners within 1,000 feet of the subject property.   
 
5. Location & size:  The subject property is located at 39 Salt Life Lane and is approximately 

20 acres in total size. Salt Life Lane is a private drive located off of West Pleasant Hill 
Road just east of Country Club Road.  (Please refer to Exhibit B - Photographs of Subject 
Property) 

 
6. Existing Zoning: The subject property is zoned AG, General Agriculture, as is land to the 

north, east, and west.  Land to the south is located outside of the City’s Zoning 
Jurisdiction.  (Please refer to Exhibit C - Existing Zoning)  

 
7. Existing Land Use:  The subject property is currently being used as a Contract 

Construction Service.  It contains one building that the business is operated from and a 
mobile home that the applicant stays in occasionally.  The properties surrounding the 
subject property are used for agricultural and residential purposes.  (Please refer to 
Exhibit D - Existing Land Use)     

 
8. Comprehensive Plan:  The 2010 Comprehensive Plan Future Land Use Map designates 

the subject property and the surrounding properties as Agriculture.  (Please refer to 
Exhibit E – Future Land Use)                          

                                                        
9. Zoning History: The subject property was zoned AG, General Agriculture with the 

adoption of the 1974 Zoning Ordinance. 
         
10. Applicable Regulations: 
 

15-2.9  AG General Agriculture 
 
15-2.9.1.  Statement of Intent 

This district is created to provide land for purposes devoted primarily to the production of 
agricultural products such as field crops, livestock, fowl and other conventional agricultural 
pursuits.  Other limited compatible uses are also permitted.  This district is also created to assist in 
the conservation of the natural resources within the jurisdiction of this ordinance by encouraging 
practices which will conserve soil, soil resources, water, water resources, and prevent soil erosion 
and floodwater damages.  Utilities other than electricity and telecommunications should be 
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provided by the land user thereby discouraging the uneconomical extension of public water supply 
and sewage disposal facilities.  Uses not related to agriculture are discouraged.  When the public 
interest will be served and only when a contribution will be made to orderly growth, portions of this 
district may be rezoned for alternative uses. 

15-6.8  Special Use Review 
 
15-6.8.1  Intent 

 
The special use permit is established to provide for those uses which may have a unique, special, or 
unusual impact upon the use or enjoyment of neighboring property, and to provide for those public 
and quasi-public uses affected with the public interest.  Where a use exists on the effective date of 
this ordinance and it is classified as a special use by this ordinance, it shall be considered to be a 
lawful special use. 

 
15-6.8.2.  Procedures 

C.  Hearing 

1.  A special use may be permitted by the City Council only after a public hearing before the 
Planning Commission.  The Planning Commission shall make findings of fact; and if the Planning 
Commission finds that: 

(a)  The proposed special use will permit and encourage an environment of sustained 
desirability and stability, and that it will be in harmony with the character of the 
surrounding neighborhood; 

(b)  The establishment, maintenance, or operation of the special use will not be 
detrimental to or endanger the public health, safety, or general welfare; 

(c)  The special use will not be injurious to the use and enjoyment of other property in the 
immediate vicinity for the purposes already permitted nor substantially diminish and 
impair property value within the neighborhood; 

(d)  The establishment of the special use will not impede the normal and orderly 
development and improvement of surrounding property for uses permitted in the district; 

(e)  Adequate utilities, access roads, drainage and other necessary facilities have been or 
are being provided; 

(f)  Adequate measures have been or will be taken to provide ingress and egress so 
designed as to minimize traffic congestion in the public streets; and 

(g)  The special use will be located in a district where such use may be permitted, and shall 
conform to all requirements of this Title 15. 

3.  The Planning Commission shall recommend that the City Council approve the issuance of the 
zoning certificate for such special use.  Otherwise, the Planning Commission shall recommend that 
the City Council direct the administrative official to deny the application.  The findings of fact and 
the recommendation of the Planning Commission shall be in writing.  The City Council decision 
shall be written to the applicant by the administrative official. 
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PART B.  SPECIAL INFORMATION 
 
1. Public Utilities:          

 
Water: There is no public water supply.  The property is fed from a well. 

 
Sanitary Sewer: The property operates off of a private septic tank system. 
 
Storm Drainage: Storm drainage is handled by open ditches. 

 
2. Public Services: The subject property is located outside the Carbondale City Limits and is 

served by the Jackson County Sheriff’s Office and the Carbondale Township Fire 
Department.  
 

3. Traffic Counts: The latest Illinois Department of Transportation Traffic Map indicates that 
West Pleasant Hill Road, which provides access to Salt Life Lane, has an average traffic 
count of 900 vehicles per day.     

 
4. Correspondence Received: As of the date of this report, staff has received three phone calls 

in opposition to the special use permit request. 
 
PART C.  ANALYSIS 
 
Kevin Wheetley is requesting a Special Use Permit to allow a contract construction service in an 
AG, General Agriculture, district.  The applicant is requesting the Special Use Permit in order to 
continue the operation of his business, Wheetley Construction Company, LLC.      
 
The following are staff’s responses to the seven criteria for granting a special use (Section 
15.6.8.2.C.1): 
 
1. The proposed special use will permit and encourage an environment of sustained 

desirability and stability, and that it will be in harmony with the character of the 
surrounding neighborhood. 

The neighborhood is primarily agricultural in nature with farms and large lot residential.  
Agricultural areas can be more industrial in nature with grain trucks, tractors, and 
agricultural equipment being operated on a daily basis.  The applicant currently uses the 
property in a nature that is similar to the agricultural uses of the surrounding properties.  
While a trucking and excavating company could be in conflict with the character with the 
residential nature of the neighborhood, the scale of this business will be small enough as to 
not be out of character with an agricultural use.  In the applicants brief, Mr. Wheetley 
states he intends on constructing a home on the property within five years.  If the applicant 
were to construct a home on the property, it would appear to be similar to other property in 
the neighborhood and would permit and encourage an environment of sustained 
desirability and stability and be in harmony with the character of the surrounding 
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neighborhood.     
 

2. The establishment, maintenance, or operation of the special use will not be detrimental to 
or endanger the public health, safety, or general welfare. 

The establishment of the special use should not be detrimental to or endanger the public 
health, safety, or general welfare.  The applicant is operating an excavating company from 
his property.  He stores the tools used for his business inside the building and parks the 
vehicles and equipment used for his business outside the building on the parking lot.   

Mr. Wheetley’s employees report to the shop building in the morning, travel to their job 
sites, and return at the end of the day.  His employees are the only traffic generated by his 
business as the applicant does not have customers come to his property.  Any increase in 
traffic volume seen on West Pleasant Hill Road as part of this business should be minimal.  
The applicant estimates a potential of 4 to 6 trucks a day over the next 5 years. 
 

3. The special use will not be injurious to the use and enjoyment of other property in the 
immediate vicinity for the purposes already permitted nor substantially diminish and 
impair property value within the neighborhood. 

The proposed special use should not be injurious to the use and enjoyment of other 
property in the immediate vicinity.  The surrounding properties could operate as an 
agriculture business and operate similar equipment with even greater traffic without 
obtaining a special use permit.   
 

4. The establishment of the special use will not impede the normal and orderly development 
and improvement of surrounding property for uses permitted in the district. 

The proposed Special Use Permit will not impede the normal and orderly development of 
surrounding property for uses permitted in the AG district. 
 

5. Adequate utilities, access roads, drainage and other necessary facilities have been or are 
being provided. 

Adequate utilities, access roads, and other facilities are in place to accommodate the 
existing business.    
 

6. Adequate measures have been or will be taken to provide ingress and egress so designed as 
to minimize traffic congestion in the public streets. 

Adequate ingress and egress is provided off of West Pleasant Hill Road. There would be no 
additional traffic on the road, as the business already exists.  
 

7. The special use will be located in a district where such use may be permitted, and shall 
conform to all requirements of this Chapter. 

The AG district allows a contract construction service as a special use with the specific 
requirements outlined in section 15.3.3.1.H of the Carbondale Revised Code.  These 
requirements are included as a condition of the special use approval. 
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PART D. RECOMMENDATION    

Based on the above analysis, staff recommends approval of PC 17-11 with the following 
conditions: 

 
1. The business shall operate no more than 6 trucks operating on a daily basis.  No 
 expansion of the use shall occur without an amended Special Use Permit 
 approved by City Council.   
 
2. All maintenance work on equipment and vehicles shall be performed inside the 
 shop building. 
 
3. The Special Use Permit shall be limited to the operation of Wheetley Construction 
 Company, LLC. 
 
4. Any outdoor storage of construction material located on the site shall be screened 
 from view by a six foot tall privacy fence and meet the requirements of section 
 15.3.3.1.H of the Carbondale Revised Code. 





 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Exhibit B - Photographs of Subject Property 

View from Subject Property Looking East 

View from Subject Property Looking North 



 

 

 

View of Subject Property Looking South 

Exhibit B - Photographs of Subject Property (Cont.) 

View from Subject Property Looking West 
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Exhibit E - Future Land Use
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§2.28  PERMITTED AND SPECIAL USES, RESIDENTIAL AND RURAL DISTRICTS    TITLE 15.  ARCTICLE 1.  DISTRICT 

REGULATIONS 
   

Zoning Ordinance   

City of Carbondale, Illinois   68

  RESIDENTIAL DISTRICTS USE TABLE 

USE CATEGORIES SPECIFIC USE TYPES F AG RR R-1 R-1-D R-2 R-3 PUD RMH 
USE 

STANDARD 

Group living  
(See Error! Reference 

source not found.)              

Boarding or rooming houses      P P    

Fraternity and sorority homes      S P    

Dormitories       P P   

Group home I in compliance with administrative 
occupancy permit requirements related to 
spacing and licensing in §6.4 

 P P P P P P P 
 

Error! Reference 

source not found. 

Group home I not in compliance with 
administrative occupancy permit requirements 
related to spacing and/or licensing in §6.4 

 S S S S S S S 
 

Error! Reference 

source not found. 

Group home II in compliance with administrative 
occupancy permit requirements related to 
spacing and licensing in §6.4 

 S S S S S P S 
 

Error! Reference 

source not found. 

Group home II not in compliance with 
administrative occupancy permit requirements 
related to spacing and/or licensing in §6.4. 

 S S S S S S S 
 

Error! Reference 

source not found. 

Nursing home   S    S S P   

           

  PUBLIC AND CIVIC USES 

Community  
service          
(See Error! Reference 

source not found.) 

Civic clubs or community centers      S S P   

Fire Stations P P S S S S S S   

Home museum    S  S S    

Public library and public building     S S P    

Civic, social and fraternal    S       

             

Day care 
(See Error! Reference 

source not found.)                   

Day care centers, including child care centers, 
adult day care centers, day nurseries, nursery 
schools, kindergartens, playgroups, and centers 
or workshops for mentally or physically 
handicapped 

 S S    S P 

 

Error! Reference 

source not found. 

Day care home I  P S S S S S 
S  Error! Reference 

source not found. 

Day care home II  S S S S S S 
S  Error! Reference 

source not found. 

Day care homes III  S S   S S 
  Error! Reference 

source not found. 

Family daycare home  P P P P P P P P  

           

Educational facilities 
(See Error! Reference 

source not found.)        

Grade and high schools, public or private  P S S S S S P   

           

Government facilities 
(See Error! Reference 

source not found.)           

Government offices  S        §3.3.1.Y 

Township governmental services  S      
  Error! Reference 

source not found. 

Parks and  
open space 
(See Error! Reference 

source not found.)                

Cemeteries  P P P        

Conservation areas P          

Golf courses and country clubs  P P     P   

Forest preserves P P P        

Parks and playgrounds S P P P P P P P P  

Parks and recreational buildings    S S S S P   

Swimming clubs  P         

Woodlands P P         
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Exhibit E - Current Land Use
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Exhibit F - Future Land Use
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Carbondale Elks #1243 
220 W Jackson Street 
Carbondale IL 62901 
November 16, 2016 

 
 
City of Carbondale 
Planning Services Division 
200 South Illinois Avenue 
Carbondale IL 62902 

To Whom It May Concern: 

Per our Zoning Text Amendment Application, the following brief is for the Carbondale 
Elks: 

The Carbondale Elks Lodge #1243 is applying for a text amendment to the City 
Code. This amendment would add the use “Civic, Social and Fraternal” in the R-1 
district. Our organization is in negotiations with Southern Illinois Healthcare to 
purchase 220 W. Jackson Street, our current lodge property. As these negotiations 
began, we examined numerous properties to find one that could meet our needs and 
stay within the Carbondale city limits. During the search, the only property we found 
that met our needs is located at 419 S. Giant City Road. This property has the price, 
location, adequate parking, land, building potential, and is a one-level structure, 
which suits our needs in relocation. We ask that the Planning Commission seriously 
consider this text amendment to allow for the Carbondale Elks to relocate within the 
city.    

We recently reached our 105th anniversary as a fraternal organization. Our 
organization is one of the many supporters of the Carbondale community through our 
charitable endeavors. These include, but are not limited to youth activities, veteran 
organizations, and local charities.  

To support these activities and the Lodge, current hours of operation are Monday – 
Thursday, 4 – 9 pm and Friday, 12 noon – 12 midnight. Weekends we open as needed 
for scheduled events.  

We appreciate your consideration of our zoning text amendment application. Thank you. 

Sincerely, 

Carbondale Elks Lodge #1243 

Exhibit A – Applicant’s Brief 
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Carbondale Elks Lodge #1243 is requesting an 
amendment to Title 15.2.28 of the Carbondale
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§2.28  PERMITTED AND SPECIAL USES, RESIDENTIAL AND RURAL DISTRICTS    TITLE 15.  ARCTICLE 1.  DISTRICT 

REGULATIONS 
   

Zoning Ordinance   

City of Carbondale, Illinois   68

  RESIDENTIAL DISTRICTS USE TABLE 

USE CATEGORIES SPECIFIC USE TYPES F AG RR R-1 R-1-D R-2 R-3 PUD RMH 
USE 

STANDARD 

Group living  
(See Error! Reference 

source not found.)              

Boarding or rooming houses      P P    

Fraternity and sorority homes      S P    

Dormitories       P P   

Group home I in compliance with administrative 
occupancy permit requirements related to 
spacing and licensing in §6.4 

 P P P P P P P 
 

Error! Reference 

source not found. 

Group home I not in compliance with 
administrative occupancy permit requirements 
related to spacing and/or licensing in §6.4 

 S S S S S S S 
 

Error! Reference 

source not found. 

Group home II in compliance with administrative 
occupancy permit requirements related to 
spacing and licensing in §6.4 

 S S S S S P S 
 

Error! Reference 

source not found. 

Group home II not in compliance with 
administrative occupancy permit requirements 
related to spacing and/or licensing in §6.4. 

 S S S S S S S 
 

Error! Reference 

source not found. 

Nursing home   S    S S P   

           

  PUBLIC AND CIVIC USES 

Community  
service          
(See Error! Reference 

source not found.) 

Civic clubs or community centers      S S P   

Fire Stations P P S S S S S S   

Home museum    S  S S    

Public library and public building     S S P    

Civic, social and fraternal    S       

             

Day care 
(See Error! Reference 

source not found.)                   

Day care centers, including child care centers, 
adult day care centers, day nurseries, nursery 
schools, kindergartens, playgroups, and centers 
or workshops for mentally or physically 
handicapped 

 S S    S P 

 

Error! Reference 

source not found. 

Day care home I  P S S S S S 
S  Error! Reference 

source not found. 

Day care home II  S S S S S S 
S  Error! Reference 

source not found. 

Day care homes III  S S   S S 
  Error! Reference 

source not found. 

Family daycare home  P P P P P P P P  

           

Educational facilities 
(See Error! Reference 

source not found.)        

Grade and high schools, public or private  P S S S S S P   

           

Government facilities 
(See Error! Reference 

source not found.)           

Government offices  S        §3.3.1.Y 

Township governmental services  S      
  Error! Reference 

source not found. 

Parks and  
open space 
(See Error! Reference 

source not found.)                

Cemeteries  P P P        

Conservation areas P          

Golf courses and country clubs  P P     P   

Forest preserves P P P        

Parks and playgrounds S P P P P P P P P  

Parks and recreational buildings    S S S S P   

Swimming clubs  P         

Woodlands P P         
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 M-E-M-O-R-A-N-D-U-M  
 
TO:  City of Carbondale Planning Commission 
 
FROM: Travis Taylor, Senior Planner 
 
RE: Accessory Dwelling Units  
 
DATE January 11, 2017    
                                                                                       
 
In 2017, Carbondale Planning staff researched and initiated a text amendment related to allowing 
Vacation Rental Units within Carbondale’s zoning jurisdiction, the result of which should be 
approved by City Council later this year. Throughout staff’s research of best practices and 
discussions with City staff, residents, and City Council, it became clear that there was some 
interest in exploring Accessory Dwelling Units as an allowed land use the City’s residential 
zoning districts. Currently, Accessory Dwelling Units are only allowed in higher density 
residential and commercial districts. This text amendment to Title 15 would allow residents to 
convert and possibly construct accessory structures with the intent of making them habitable 
dwelling units.  
 
Staff is asking the Carbondale Planning Commission to officially initiate a text amendment 
relative to Accessory Dwelling Units. This will allow City Planning staff to fully research and 
explore the topic and present to the Planning Commission a proposed text amendment and 
recommendation on how the City may begin allowing this land use.  
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