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Application Number(s) 
RZ 26-01 

Application Name: Starns Properties LLC (Master Auto) 
(Rezoning) 

Applicant Name: Starns Properties, LLC (Master Auto) 
206 Vandalia Street 
Collinsville, IL 62234 

Property Owner Name(s): Starns Properties, LLC 
206 Vandalia Street 
Collinsville, IL 62234 

Applicant’s Request: A request to rezone property located at 206 Vandalia Street from “B-2” 
Limited Commercial District to “P-UCD” Planned Uptown Collinsville 
District to permit the use as an automotive repair facility and request 
for site plan approval for a parking lot expansion.  

Site Address: 206 Vandalia Street 

Parcel ID Number(s) 13-2-21-17-301-020, 13-2-21-34-05-101-001, 13-2-21-34-05-101-002 

Existing Zoning District(s): “B-2” Limited Commercial District 

Proposed Zoning District(s): “P-UCD” Planned Uptown Collinsville District 

Total Site Area: 1.34 acres 

Commission Meeting Date: February 12, 2026 

Case Manager: Caitlin Rice, AICP, Senior Planner 

RECOMMENDATION: Rezoning: APPROVAL  
Site Plan: APPROVAL 
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The subject property is an automotive repair facility constructed in 
1960, owned by Starns Properties, LLC since 2018. Master Auto has 
operated at this location since at least 2007 shown in accessible 
business license records. The parcels to the north were previously 
developed with commercial structures demolished between 2006-
2012. Those parcels are currently vacant. Master Auto has seen 
growth in recent years and finds the existing parking is insufficient 
for their needs. During busy periods, employees or customers must 
park on the street or request access from neighboring businesses. 
Currently there are 17 dedicated parking spaces. The code requires a 
minimum of 24 spaces. 
The property is located within the Market District of Uptown Collinsville which encourages a variety 
of uses include service retail and regional retail uses. 

SITE HISTORY AND EXISTING CONDITIONS 

ZONING MAP 

LAND USE AND ZONING CONTEXT MATRIX 

Direction Existing Land Use 
Zoning 
District 

COMMENTS 

North Residential R-1 Residential  

East Residential B-2 Residential 

South Commercial & Residential B-2 Terry’s Appliance/Residential 

West Institutional B-2 St. Peter & Paul 

2006 Aerial—Madison County GIS 
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COMPREHENSIVE PLAN CONSISTENCY REVIEW 

The applicant is requesting to rezone property 206 Vandalia Street to Planned Uptown Collinsville District (P-
UCD) triggered by a proposed parking lot expansion. The property is currently zoned “B-2” Limited Commercial 
District, and is located within the Uptown Planning Area. The proposed parking lot expansion triggers rezoning 
to “UCD” Uptown Collinsville District to bring the property into conformance with the Uptown Master Plan. The 
existing use as an automotive repair facility is not permitted in the “UCD” district and is legally nonconforming. 
The applicant is requesting a Planned District designation in order to permit the existing legally nonconforming 
use as an automotive repair facility (NAICS 8111). The proposed rezoning request is for all three (3) parcels 
owned by Starns Properties, LLC. There are no other deviations proposed with the request.  

The rezoning request is accompanied by a Site Plan for the parking lot expansion of eleven (11) new spaces and 
a Minor Subdivision plat to consolidate from three (3) to two (2) parcels and rearrange boundary lines to 
accommodate the parking lot expansion. The Rezoning request and Site Plan are under consideration by the 
Planning Commission and the Minor Subdivision may be approved administratively.  

Staff recommends the Planning Commission consider only permitting the automotive repair use by right for the 
developed portions (PIN: 13-2-21-34-05-101-002 & part of 13-2-21-34-05-101-001) to be subdivided as Lot A, as 
proposed by staff in the Draft Planned District Ordinance (Exhibit C). Lot B of the proposed subdivision, the 
northern most portion, while currently owned by Starns Properties LLC, may be sold to a future developer who 
would then inherit the right to build a new automotive facility without this exception. Staff recommends that 
any new automotive use development or expansion by Starns Properties, LLC, return for a Planned District 
Amendment for review by the Planning Commission and City Council.  

REQUEST 

Future Land Use Map (FLUM):  

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) 
 The FLUM serves as a guideline for 
growth and development within the 
City. The subject property is located 
within the Uptown Planning Area 
which is identified in the FLUM as 
“Market District” Downtown. The 
“Market” district is further regulated 
by the “UCD” Uptown Collinsville 
District requirements within the 
Zoning Ordinance.  
 
Staff finds that the request to 
rezone the subject property from”B-
2” to “P-UCD” is substantially 
consistent with the Comprehensive 
Plan and Future Land Use Map. This 
area is further reviewed under the 
Uptown Master Plan. 
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Uptown Planning Area 

Uptown Master Plan 
The Uptown Master Plan establishes three clearly defined districts as a part of the Comprehensive Plan 2020 goals. The 
subject property is within the Market District of Uptown. The Market District is the eastern gateway to the Uptown area 
and composed of primarily residential and  commercial land uses, some legally nonconforming. The vision of the Market 
District is to establish itself as a viable retail, residential, and mixed use area through an eclectic mix of uses, design 
approaches and architectural treatments.  

The existing structure was constructed in  1960 and is designed for an automotive facility. Master Auto has been 
operating as such since at least 2007 per current business license records. Currently, automotive repair uses are not 
permitted in the Uptown Collinsville Zoning District or Planning area, and is a Planned Use designation in the existing B-
2 District; therefore, the existing use of Master Auto is legally nonconforming. The applicant is requesting a Planned 
District to permit this longstanding commercial use at this location. Staff finds that the proposed use as an automotive 
repair facility has remained active and successful since the adoption of the Uptown Master Plan in 2008, has not 
experienced chronic vacancy many properties in Uptown face, and provides a necessary service that is centralized and 
convenient for hundreds of residents, visitors and businesses.  

The Market District is the only area in Uptown that is encouraged to host Regional Retail, specifically identifying the 
subject property as suitable. Regional retail is descried in the Uptown Master plan as uses including destination retail 
and personal service type businesses that offer convenient access for employees and visitors on a regional scale. It is 
staff’s opinion that the existing automotive repair use is suitable for this classification and location in Uptown.  

Uptown Master Plan: 
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ZONING DISTRICT AMENDMENTS 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 Market District is separated by the Garden and Central Business 
District of Uptown by Route 159. This area of Uptown is a mix of retail, 
service, institutional and residential. The commercial portion of the 
Market District ends at N Aurora. Nonresidential uses include Terry’s 
Appliance Center, McArther’s Tae Kwon Do, Scissor Shack, 
Underground Dojo and the Township Office, parking lot and Senior 
Center. There are several vacant buildings in this area as shown 
highlighted in red in Exhibit 1.  

The subject property is an existing and operating legally non-
conforming commercial use that provides a necessary service to the 
local and regional area. Staff finds that this use fits the character of the 
neighborhood as a mix of commercial/institutional services and 
residential.  

B. Whether the proposed amendment promotes the health, safety, quality of life, comfort, and general 

welfare of the City and its planning area.  

The rezoning was triggered by the applicant’s request to expand the parking lot, requiring rezoning to 
Uptown Collinsville District. The Planned Use designation is requested to permit the existing use for the 
subject property. Staff has recommended that the Planned District use permissibility is restricted to the 
developed portions of the property, Lot A of the proposed Minor Subdivision Plat. Therefore, any future plans 
to expand the automotive use or development outside Lot A would require an amendment to the district. 
Staff finds that the rezoning shall promote the health, safety, quality of life, comfort, and general welfare of 
the City.  

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

It is staff’s opinion that the proposed amendment is consistent with the Comprehensive Plan as the proposed 
zoning district and land use is consistent with the goals of the Uptown Planning Area and Market District.  

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

All necessary public utilities and public services are currently available and serving the structure. The 
proposed parking lot expansion utilizes existing access from East Main.  

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

The existing zoning, “B-2” Limited Commercial District, permits the proposed use by a Planned District. The 
proposed district, “UCD” Uptown Collinsville District does not permit the use, triggering the Planned District 
request. 

 

Vacant Property Exhibit 1 
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MATTERS TO BE CONSIDERED FOR ZONING  

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

The majority of properties surrounding the subject property are currently zoned “B-2” Limited Commercial 
District with the exception of the zoned “R-1” Single-Family Residential District to the north, separated by E 
Johnson Street. The subject property is the northern boundary of the Uptown Planning Area of the Market 
District. Properties located within the Uptown Planning Area are subject to the requirements of “UCD” 
Uptown Collinsville District determined by several criteria under Section 17.040.250. Specific to this case, “An 
existing building or use shall be permitted to continue as long as no physical changes or expansions of the use 
or building that require site plan approval are proposed. If changes, expansions or alterations requiring site 
plan approval are proposed, then the building, site and use shall be brought into compliance with the 
requirements of this district.” The parking lot expansion triggers site plan approval, requiring compliance with 
the “UCD” District. Rezoning the subject property to “P-UCD” will further the Comprehensive Plan and 
increase the conformity of the Uptown Planning Area. By approving the existing use with a Planned District, 
the business owner will have security that they have the right to continue the use in perpetuity should the 
structure be damaged or destroyed and the ability to sell the property for the same use in the future.  

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

Nearby uses of the subject property include a variety of office, retail/
service, and residential. All properties in the surrounding area are 
also within the Uptown Planning Area and within the Market District. 
It is staff’s opinion that, as the proposed zoning district and land use 
as are compatible with the surrounding area, there will be no 
detrimental affects on nearby property, provided that the applicant 
properly screens/buffers this commercial property from the adjacent 
residence. A landscape buffer along the existing parking spaces to the 
east is proposed of evergreen trees, minimum six (6) feet tall at 
planting, to protect the adjacent residential property. The onsite 
dumpster is also proposed with a six (6) foot tall vinyl privacy fence 
highlighted in red in the adjacent image.  

The Uptown Collinsville District requires a buffer between parking lots and the public sidewalk. The proposed 
site plan shows a required decorative brick and aluminum fence between the public sidewalk and the new 
parking area. It is staff’s interpretation that staff cannot require this fence along the existing parking lot as 
there are no changes proposed. However, parking stall blocks will be installed for each space.  

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

The proposed amendment will allow a longstanding commercial use to be permitted at this location and allow 
a small parking lot expansion to serve their growth. The proposed parking lot expansion will reduce street 
parking and congestion from the business and includes screening between the parking lot and residential 
property.  

ZONING RECOMMENDATION 

Staff finds that the proposed rezoning request meets or exceeds the review criteria and advances the intent of 
the Comprehensive Plan, Uptown Master Plan and the Zoning Ordinance. Based on this finding, staff requests 
favorable consideration of the request by Starn Properties LLC (Master Auto) to rezone property located at 
206 Vandalia  Street from “B-2” Limited Commercial District to “P-UCD” Planned Uptown Collinsville District.  

ZONING DISTRICT AMENDMENTS ANALYSIS 

5 Juniper trees proposed (B) 
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SITE PLAN ANALYSIS 

The full site plan is attached to this report. Below is the overview site plan showing the proposed 
improvements in context to the existing conditions. Eleven (11) parking spaces are proposed to be added to 
the northern portion of the building bringing total on site to twenty-eight (28). Improvements also include a 
dumpster enclosure, additional site lighting, landscaping and a rain garden to manage stormwater.  

Site Plan review is required for this site per Section 17.120.030.A.1 which indicate that “the grading of any 
site for development or the issuance of any building permit for the construction of any principal structure 
other than a single-family detached structure ” and Section 17.040.230.C.—Planned Development District 
Procedures are each cause for site plan review. 
Review Criteria (Section 17.120.070.A) 
1. Extent to which the proposal conforms to the previous sections of these regulations. 
The plan submitted substantially conforms to the requirements of the Zoning Ordinance. Application of the 
zoning ordinance has been applied only to the new development on the site as the rest of the building and 
site are not changing. The Uptown Collinsville District has it’s own standards for parking lots specifically: 
1. Parking lots are only permitted in the rear yard on a dust free permanent surface 
2. Shall not extend in front of the building in the side yard and designed with a minimum three (3) foot tall 

brick screenwall or brick column fence between lot 
and sidewalk.  

3. Parking areas shall also not occupy more than fifty 
(50) percent of the lot area  

The proposed parking lot meets these requirements and 
the typical standards for commercial parking lots.  

Vacant Property Exhibit 1 

SITE PLAN REVIEW CRITERIA 
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2. Extent to which the development would be compatible with the surrounding area and the Development 
Guidelines of this section. 
The subject property is an existing commercial building and parking area built in the 1960s. The majority of 
parcels in this area are owned by Starns Properties LLC except for one single family home and a residual 
parcel owned by the City, enclosed by Vandalia Street, E Johnson Street, E Clay Street and an alley. Across the 
alley and E Johnson Street are a mix of residential uses. Across from E Clay is a mix of residential , office and 
retail service. The property is on the northern edge of the Uptown Planning area and slated for regional 
commercial in the Market District. The proposed parking lot expansion will alleviate street parking pressure 
as the business continues to grow. The proposed parking lot is to the rear of the existing building and is 
providing treatments such as landscaping and a decorative fence to separate from the public sidewalk. Staff 
finds the proposed parking lot expansion meets this requirement.  
 
3. Extent to which the proposal conforms to the provisions of the City’s Subdivision Regulations. 
The proposal includes a minor subdivision reducing three (3) parcels to two (2) Lot A being the developed 
portion of the property at 0.92 acres and Lot B to remain undeveloped at 0.42 acres. The subdivision ensures 
that the existing and proposed improvements for Master Auto will all be located on Lot A. Staff finds the 
proposed subdivision meets the City’s regulations.  
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4. Extent to which the proposal conforms to customary engineering standards used in the City. 
The proposed development includes new pavement, stormwater infrastructure and utility service 
construction for the additional parking to the north side of the building. The total increase in impervious 
area is 0.14 acres for a total pavement and roof area of 0.64 acres and .70 acres of green space. The 
increase in runoff from the parking lot improvements are proposed to be controlled by a new detention 
pond with a rock rain garden. A stormwater management report was submitted and attached to this 
report. The City Engineer has reviewed the Site Plan and finds the proposed improvements conforms with 
customary engineering standards used within the City of Collinsville.  
 
5. Extent to which the location of streets, paths, walkways, and driveways are located so as to enhance 
safety and minimize any adverse traffic impact on the surrounding area. 
The development does not include any public streets, new paths, walkways or driveways. The property will 
remain only accessible from the existing entrances on E Clay Street.  
 

Staff finds that the Site Plan proposed for the Master Auto parking lot expansion substantially meets or 
exceeds the review criteria and advances the intent of the Zoning Ordinance. Staff recommends that the 
Planning Commission ‘Approve’ the Site Plan Application SP 26-01 Starns Properties, LLC (Master Auto), 
206 Vandalia Street, subject to approval of the proposed rezoning in the Zoning Analysis section of this 
staff report. 
 
 
 
 
 
 
 

SITE PLAN RECOMMENDATION 
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EXHIBITS 
A. Applicant Narrative 

B. Site Photos 

C. Draft Ordinance 

ATTACHMENTS 
A. Planned Development Narrative 

B. Site Plan 

C. Stormwater Management Report 

D. Minor Subdivision Plat 
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EXHIBIT A: APPLICANT NARRATIVE 
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EXHIBIT B: SITE PHOTOS 

View from Vandalia 

View from E Clay of Existing Parking Area  
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EXHIBIT B: SITE PHOTOS 

View from E Clay of Existing Parking Area  

Existing Landscaping Buffer with Residence to the East 
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EXHIBIT B: SITE PHOTOS 

Location of Parking Lot Expansion (north side of building) 

Vacant parcel north towards E Johnson Street (owned by Starns Properties LLC) 
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EXHIBIT C: DRAFT ORDINANCE 
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EXHIBIT C: DRAFT ORDINANCE 
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EXHIBIT C: DRAFT ORDINANCE 
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EXHIBIT C: DRAFT ORDINANCE 


