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813 N. Bluff Road - JMB Calibrations Center 

Application Number RZ 25-10 & SUP 25-01 

Application Name: JMB Calibrations Center 

Applicant/Owner: JMB Calibrations Center 
813 N. Bluff Road 
Collinsville, Illinois 62234 

Applicant’s Request: A request by JMB Calibrations Center to rezone property at 813 N. Bluff 
Road from P-BP-3, Planned Business Park District, to Planned Business Park 
District (P-BP-3) to allow for deviations in material from the Collinsville Code 
of Ordinances as it pertains to Sec. 17.060.260. - Development guidelines; 
nonresidential uses in all districts  
—————————————————————————————————— 
A request for Special Use Permit permitting the use of a Calibrations Center 
(Automotive Repair use) at the property (NAICS 8111) 

Site Address: 813 N. Bluff Road, Collinsville, IL 62234 

Parcel ID Number(s) 13-2-21-20-00-000-062 

Existing Zoning District(s): “P-BP-3” Planned Business Park District 

Proposed Zoning District(s): “P-BP-3” Planned Business Park District 

Total Site Area: 1.02 Acres 

Commission Meeting Date: October 9, 2025 

Case Manager: Joseph Williamson, Associate Planner 

RECOMMENDATION: APPROVAL 

Rear Design 

Front Design 
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  RZ 25-10 & SUP 25-01 

The property located at 813 N. Bluff Road is approximately 1.02 acres in size. The property is currently vacant 
and has historically been utilized as agricultural land. It was annexed into City Limits with the rest of the 
property along United Drive and this small section of North Bluff Road. The site is surrounded by a mobile 
home park to the south, Route 157 (N. Bluff Road) to the direct east, and commercial properties to the north 
and west.  

SITE HISTORY AND EXISTING CONDITIONS 

~415 Linear Feet 

LAND USE AND ZONING CONTEXT MATRIX 

Direction Existing Land Use 
Zoning 
District 

COMMENTS 

North Commercial P-BP-3 Edward Jones / Creating Smiles  

East Commercial B-4 Vacant/Gorilla Car Wash 

South Residential (Commercially Zoned) BP-2 Mobile Home Complex 

West Commercial P-CP-1 Steve’s Auto Body 
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813 N. Bluff Road - JMB Calibrations Center 

COMPREHENSIVE PLAN CONSISTENCY REVIEW 

The applicant is requesting a Special Use Permit to allow for the operation of an automotive 
calibration center. The applicant is proposing to constructing a new calibrations center with modern 
and state-of-the-art equipment. Please see Exhibit A for applicant narrative. Automotive repair uses 
such as this are not typically permitted as a planned district within the BP-3 zoning district, however, 
the Planned District Ordinance No. 3668 adopted for the United Drive Business Park permits vehicle 
sales, service, repair and storage through a Special Use Permit. Proposed is a mix of exterior materials 
including HardiePanel Stucco (fiber cement) panels as the primary material rather than the masonry 
requirement (Exhibit A & B). The material deviation is the main reasoning for the rezoning request. 

REQUESTS 

Future Land Use Map (FLUM):  

Comprehensive Plan: Applicable Goals, Objectives, and Policies: 
 

 
Comprehensive Plan 2020: 
Economic Development, Business Retention & Tourism. 
 
Strategic Plan: 
Goal #1 Strong and Diverse Economy 

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

Future Land Use Map (FLUM): 
Satisfied:  
The proposed zoning amendment is 
located within an area identified within 
the Comprehensive Plan 2020 Future 
Land Use map as “Retail-Trade-
Commercial.” As the proposed Special 
Use Permit allows further potential 
retail and commercial uses, it is staff’s 
opinion that the request is in line with 
the goals of the Comprehensive Plan.   

Comprehensive Plan: 

Satisfied:  
It is staff’s opinion that the proposal 
meets the intent of the City’s Planning 
Documents by promoting this area as a 
regional retail destination.  

SUMMARY OF REQUESTS 

 Planned District Rezoning: 
 Rezoning from P-BP-3 to P-BP-3 (same zoning) to approve proposed deviations from material requirements  

 Special Use Permit: 
 To permit the Automotive Repair Use (NAICS 8111) in this location/district set forth by Ordinance No. 3668 
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  RZ 25-10 & SUP 25-01 

ZONING ANALYSIS 

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.  
 
Matters to be Considered for Zoning District Amendments (Section 17.150.080) 
In order to recommend approval or disapproval of a proposed zoning district amendment the Planning Commission shall 
consider the following matters: 

A. Character of the Neighborhood. 

The subject property is located on North Bluff Road (Illinois State Route 157), a prominent 
corridor in Collinsville. In the immediate surrounding area the currently vacant lot, there is 
residential housing to the south, with a business park to the north & west. Jordan Beshears, 
owner of JMB Calibration Center, also owns Steve’s Auto Body; a similar auto repair business that 
is neighboring residential to the west. It is also worth mentioning that Steve’s Auto Body and JMB 
Calibrations Center will have the same design style, using the same materials, and requesting the 
same deviation. Exhibit 1 below shows the subject property, and gives an overview as to the 
neighborhood character as described above. 

 

 

 

 

 

 

 

 

 

 

 

 

 

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 amendment is not expected to create any substantial changes which would 
negatively impact the health, safety, quality of life, comfort, or general welfare of the surrounding 
neighborhood or the City generally. Steve’s Auto Body, a similar design, is directly next door, 
which also necessitated a planned use rezoning to allow for the same material requirement 
deviations that are being requested for JMB Calibrations Center. Steve’s Auto Body is owned by 
the Beshears Family that also owns JMB Calibrations Center. 

C. Consistency with the comprehensive plan and regulations of the City of Collinsville. 

Staff believes that the material will stay consistent to the Comprehensive Plan by encouraging 

Exhibit 1 Overview of 813 N. Bluff Road May 2025 

Subject Property 
 

Property Boundary 
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813 N. Bluff Road - JMB Calibrations Center 

ZONING ANALYSIS (CONTINUED) 

economic development, aligning with the City’s Strategic Plan Goal #3 of “encouraging economic 
development” 

D. Adequacy of public utilities and other needed public services. 

There is currently connection to City water & sewer services 

E. Suitability of the uses to which the property has been restricted under its existing zoning. 

The subject property is currently zoned “P-BP-3” which does not permit Auto Repair Centers 
(NAICS 8111) such as JMB Calibrations Center by right. A similar auto repair use (Steve’s Auto 
Body) is neighboring the property on United Drive that was approved for a special use permit in 
2024. Steve’s Auto Body is a similarly designed, similar use property. 

F. Compatibility of the proposed district classification with nearby properties. 

The proposed district reclassification will not change the underlying zoning classification, and is 
required for this construction due to the proposed material choice. Staff finds that the proposed 
district reclassification will be compatible with nearby and neighboring properties, as defined in 
“Criteria E” above. 

G. The extent to which the zoning amendment may detrimentally affect nearby property. 

Staff finds that the rezoning of this property will not detrimentally affect any other nearby 
properties. The subject property is screened from any neighboring residential properties enough 
to not cause any adverse traffic conditions upon ingress/egress, and shall not make substantial 
noise as to disturb the peace for the surrounding area with the routine work done in the shop. 
This will be the exact same situation as the neighboring property, Steve’s Auto Body, which is 
also an automotive repair use (NAICS 8111) also owned by the applicant. 

H. Whether the proposed amendment provides a disproportionately great loss to the individual landowner 
nearby relative to the public gain.  

The driving force behind the request is due to the cost of construction based upon the material 
requirements within the existing district. All properties within United Business Plaza are required 
to be primarily constructed of either brick, masonry, stone block or textured concrete block, split
-faced block or concrete tilt-up with incidental portions of siding, EIFS, dryvit etc. except for 
metal siding as approved in 2005. The proposed building design is primarily fiber cement panels 
with accents of masonry and metal siding. It is also worth mentioning that the design of this 
building would otherwise meet the requirements for “Sec. 17.060.260. - Development 
guidelines; nonresidential uses in all districts” if not for the overlay of Planned District for 
United Drive. 

Zoning Regulation Consistency 
The applicant is requesting a zoning map amendment to rezone the subject property  to “P-BP-3” from 
“P-BP-3”. This request requires the Planning Commission to review and analyze both the existing and 
proposed zoning district designations as they relate to the proposed material used. The proposed 
building design is primarily fiber cement panels with accents of masonry and metal siding.  

ZONING ANALYSIS - MATERIAL DEVIATIONS 
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  RZ 25-10 & SUP 25-01 

Purpose of the Planned Development District (Section 17.040.230) 
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. 
 
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. 

8. Promotion of economic development within the City 

 

————————————————————————————————————————————————————————————————————————————————— 
 
 

The intent of the City’s Zoning Ordinance is to promote development and land uses that are consistent with 
and contribute to the quality of development within the surrounding area. It is staff’s opinion that the 
requested material deviations from the City’s requirements are reasonable due to the characteristics of the 
proposed development and land uses, which are compatible with the surrounding area, promote economic 
development, and will have a positive impact on development of the area. This proposal will be almost 
identical to the neighboring 103 United Drive property of Steve’s Auto Body. 
 

Staff finds that the proposed development meets the intent of a Planned District to promote economic 
development. 
 

PLANNED DISTRICT ANALYSIS 
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813 N. Bluff Road - JMB Calibrations Center 

REZONING RECOMMENDATION 

 

Staff ultimately 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’ the Rezoning Application RZ 25-10 - Planned “BP-3” Commercial District to allow for 
material deviations requested. 

SPECIAL USE PERMIT ANALYSIS 

Standards for considering applications (17.100.050.C) 
“A special use may be permitted only upon the applicant presenting evidence and bearing the burden of 
proof, that such use meets the standards and requirements established for such classification in this section, 
and the granting of the permit may be subject to such conditions necessary to meet such standards. No 
special use permit may be granted unless the Planning Commission finds:”  
 
“That the special use is necessary for the public convenience at that location:” 
 

The special use permit would allow for a commercial development in a undeveloped parcel along 
United Drive. Staff finds that development in this area would increase property values and overall 
investment into the United Drive Business Park, potentially encouraging more growth in this area. As 
auto service repair is a common need of the public, staff finds it necessary for public convenience. 
 

“That the special use is not injurious to the use and enjoyment of neighboring properties, nor detrimental to 
the public health, safety, morals or general welfare:” 
 

Staff finds that the use will not be injurious to the surrounding area. The majority of surrounding 
properties are commercial in nature and located within a Business Park District. The mobile home 
park to the South is neighboring the subject property, but all of work (noise, odor, etc.) will be 
controlled inside. For these reasons, staff finds no reason to believe that the use will be injurious to 
surrounding property owners. 
 

“That adequate utilities, access roads, drainage and other necessary supporting facilities have been provided 
for:” 
 

Staff finds all utilities and infrastructure to be adequate for the proposed use.  
 

“That adequate measures have been provided to accommodate ingress and egress so as to avoid 
congestion, not unduly impede surrounding traffic flows, or create hazardous or unsafe conditions:”  
 

The proposed site plan provides adequate ingress and egress and meets the City’s parking 
minimums. Staff will continue to work with the developers to ensure that any changes comply with 
the City’s access codes. 
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  RZ 25-10 & SUP 25-01 

“That the special use will not adversely impact property values in the neighborhood:” 
 

It is staff’s opinion that the direct western neighbor’s use is of similar nature and impact, and is 
ultimately appropriate for the area.  The existence of a similar use next door leads staff to anticipate 
little to no adverse impacts to surrounding property that cannot be mitigated through application of the 
City’s codes. 

 
“That the special use will conform to all other requirements of the district:” 
 

It is staff’s opinion that all other requirements are proposed to be fulfilled or are currently in 
conformance. 
 

Additional Criteria 
“In considering any special use application, the Planning Commission and the City Council may give 
consideration to the criteria stated below, to the extent they are pertinent to the particular application:” 
 
“Satisfaction of any and all conditions and requirements applicable to the requested special use, as set forth in 
supplementary use regulations.” 
 

The City does not have supplemental zoning regulations for general automotive repair uses with the 
exception of parking minimums, which the proposed site plan satisfies.  
 

“The existing uses and zoning of nearby property:” 
 

The zoning of the surrounding commercial properties is governed by the same planned district 
ordinance and there is currently a similar automotive repair directly to the west of this site. While the 
mobile home park to the South is a residential use, it exists on a “BP-2” Business Park district, which 
does not encourage residential uses by its nature. For these reasons, staff believes the Special Use 
Permit request is compatible with neighboring uses and zoning. 
 

“The extent to which property values are diminished by the proposed use:” 
 

It is staff’s opinion that proposed Special Use will not diminish nearby property values. Staff has no 
evidence of diminished property values for properties adjacent to the existing repair shop, or the 
existing shop next to that. Further, staff finds that investment into undeveloped property will ultimately 
increase property values and future investment into United Drive.  
 

“The extent to which the destruction of property values, if any, of the subject property or nearby property 
promotes the health, safety, morals or general welfare of the public:” 
 

Staff finds no destruction of property values anticipated. 
 

“The relative gain to the public as compared to the hardship imposed on the individual property owner:” 
 

Staff believes that that the Special Use Permit request will not impose hardship on any individual 
property owner and constitutes a public economic development gain. 

SPECIAL USE PERMIT ANALYSIS (CONTINUED) 
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813 N. Bluff Road - JMB Calibrations Center 

 
“The suitability of the property for the zoned purpose:” 
 

Planned District Ordinance No. 3668, passed in 2005, specifically calls out this use as appropriate for the 
Special Use Permit review process. 
 

“The length of time the property has remained vacant as zoned considered in the context of land development 
in the area in the vicinity of the subject property:” 
 

The subject commercial structure is proposed on an undeveloped parcel per all records available. 
 

“The public need for the proposed use:” 
 

Staff does suspect a level of local demand for repair services that could sustain the proposed business. 
The proposed business will supplement the existing Steve’s Auto Body with a Calibrations Center for 
more opportunities for customer repair and satisfaction at a one-stop-shop corridor of town this is 
creating at one of our most utilized intersections. 
 

“The extent to which the proposed use will adversely affect the capacity or safety of that portion of the street 
network impacted by the use, or present parking problems in the vicinity of the property: 
 

Staff believes no substantial adverse impacts to the street network will occur based on the expected 
level of traffic generated by the use, the means of ingress and egress to the site, and the number of 
parking spaces available.  
 

“The extent to which the proposed use will create excessive stormwater runoff, air pollution, water pollution, 
noise pollution or other environmental harm:” 
 

The proposed use is not expected to create any excessive stormwater runoff, air or water pollution, 
noise pollution or any other environmental harm that will not be mitigated or resolved through the Site 
Plan Review process and compliance with all City ordinances.  
 

“The extent to which public facilities and services are available, and adequate to meet the demand for facilities 
and services generated by the proposed use:” 
 

Staff finds the existing public infrastructure to be adequate for the proposed use. 
 

“The conformance of the proposed use to the Comprehensive Plan, the Major Street Plan, the Capital 
Improvements Plan, and other adopted planning policies:” 
 

Staff finds the proposed use to be in substantial conformance as noted earlier within this report.  
 
“The accessibility of the property to police, fire, refuse collection and other municipal services:” 
 

Accessibility to the site for police, fire, and refuse services are found to be adequate. 
 

SPECIAL USE PERMIT ANALYSIS (CONTINUED) 
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  RZ 25-10 & SUP 25-01 

“The adequacy of ingress and egress to and within the site; traffic flow and control; and the adequacy of off-
street parking and loading areas:” 
 

Staff finds ingress, egress, and circulation per the preliminary site plan to be adequate for the proposed 
use.  

SPECIAL USE PERMIT ANALYSIS (CONTINUED) 

RECOMMENDATION 

SPECIAL USE PERMIT 
 
Staff finds that the proposed Special Use Permit meets or exceeds the review criteria for Special Use Permits 
and meets the intent and goals of the zoning ordinance and Comprehensive Plan.  
 
Based on this finding, staff recommends approval of the application for a Special Use Permit to permit an 
Automotive Repair use (NAICS 8111) at 813 N. Bluff Road.  

Staff recommends approval of both RZ 25-10 & SUP 25-01 

SUMMARY OF RECOMMENDATIONS 
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813 N. Bluff Road - JMB Calibrations Center 

 
 
 
 
 
 
 

 
 
 
EXHIBITS 
 

A. Applicant Narrative 

B. Ord. No. 3668 United Business Plaza 

C. (Draft) Planned District Ordinance 

D. Architectural Elevations (Reference Only) 

E. Site Plan (Reference Only) 
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  RZ 25-10 & SUP 25-01 

EXHIBIT A: APPLICANT NARRATIVE  
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813 N. Bluff Road - JMB Calibrations Center 

EXHIBIT B: ORD. NO. 3668 UNITED BUSINESS PLAZA 
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  RZ 25-10 & SUP 25-01 

EXHIBIT B: ORD. NO. 3668 UNITED BUSINESS PLAZA 
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813 N. Bluff Road - JMB Calibrations Center 

EXHIBIT B: ORD. NO. 3668 UNITED BUSINESS PLAZA 
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  RZ 25-10 & SUP 25-01 

EXHIBIT B: ORD. NO. 3668 UNITED BUSINESS PLAZA 
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813 N. Bluff Road - JMB Calibrations Center 

EXHIBIT B: ORD. NO. 3668 UNITED BUSINESS PLAZA 
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  RZ 25-10 & SUP 25-01 

EXHIBIT C: PLANNED DISTRICT ORDINANCE 
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813 N. Bluff Road - JMB Calibrations Center 

EXHIBIT C: PLANNED DISTRICT ORDINANCE 
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  RZ 25-10 & SUP 25-01 

EXHIBIT C: PLANNED DISTRICT ORDINANCE 
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813 N. Bluff Road - JMB Calibrations Center 

EXHIBIT C: PLANNED DISTRICT ORDINANCE 
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  RZ 25-10 & SUP 25-01 

EXHIBIT C: PLANNED DISTRICT ORDINANCE 
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813 N. Bluff Road - JMB Calibrations Center 

EXHIBIT D: ELEVATIONS (WESTERN) 
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  RZ 25-10 & SUP 25-01 

EXHIBIT D: ELEVATIONS (EASTERN) 
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813 N. Bluff Road - JMB Calibrations Center 

EXHIBIT D: ELEVATIONS (NORTHERN & SOUTHERN) 
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  RZ 25-10 & SUP 25-01 

EXHIBIT E: SITE PLAN 


