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City of Collinsville 315/317 S. Bissell 

 

 

Application Number(s) 
RZ 26-02 

Application Name: City of Collinsville  
(Rezoning) 

Applicant Name: City of Collinsville  
125 S. Center St.,  
Collinsville, IL 62234 

Property Owner Name(s): City of Collinsville  
125 S. Center St.,  
Collinsville, IL 62234 

Applicant’s Request: A request to rezone property located at 315/317 Bissell Avenue. from 
“R-3”  Multifamily Residential District to “R-1” Single Family Residential 
District.   

Site Address: 315/317 Bissell Avenue  

Parcel ID Number(s) 13-2-21-27-05-103-006  

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

Proposed Zoning District(s): “R-1” Single Family Residential District 

Total Site Area: 0.32 acres 

Commission Meeting Date: March 12, 2026 

Case Manager: Cole Filges, Planning Technician  

RECOMMENDATION: Rezoning: APPROVAL  
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Rezoning (RZ 26-02) 

 

 

The subject property is a vacant, multifamily zoned 
parcel, previously occupied by a multifamily structure 
constructed in 1940, with the last  recorded usage of 
water in 2017. Said structure was condemned due to 
structural problems by the City’s Building Division in 
2021, purchased by the City in 2025 due to the prior 
owners being behind on their taxes and subsequently 
demolished. The site has been zoned “R-3” multifamily 
residential district since 1986.  

SITE HISTORY AND EXISTING CONDITIONS 

ZONING MAP 

LAND USE AND ZONING CONTEXT MATRIX 

Direction Existing Land Use 
Zoning 
District 

COMMENTS 

North Residential R-1A Single Family Residential  

East Residential R-3 Multifamily Residential 

South  Residential R-1A Single Family Residential 

West Residential R-3 Residential/Duplex 
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COMPREHENSIVE PLAN CONSISTENCY REVIEW 

The City requests to rezone 315/317 Bissell Avenue from “R-3” Multifamily Residential District to “R-1” Single 
Family Residential District. The surrounding properties are zoned “R-1A” Single Family Residential District, 
intended for smaller lot single family subdivisions in the City. The “R-1A” district is defunct, meaning no 
additional property may be added to this zoning district classification. Therefore, the City is requesting rezoning 
to the “R-1” Single Family Residential District. The City’s intention to rezone the property from “R-3” Multifamily 
to “R-1” Single Family is to prime the parcel for new single family development.  

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. 
 
Staff finds that the request to 
rezone the subject property from”R-
3” to “R-1” is substantially 
consistent with the Comprehensive 
Plan and Future Land Use Map.  
 
Rezoning will bring the property 
into conformance with the FLUM.  

Comprehensive plan:  

Comprehensive Plan: Applicable Goals, Objectives, and Policies:  
• Enhancement of residential districts, infill development, and land use stabilization  
• Providing single-family homes with primarily single-family uses  
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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.  

There are two triplexes off N. Keebler Ave. (highlighted 
in red in the image to the right) and one duplex, 
(highlighted in yellow), directly adjacent to property. 
The remainder of the area is single family residential. 
Rezoning to the Single Family district will aid in the 
transition of medium/lower density residential from the 
collector street.  

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

The City acquired the property to demolish a condemned structure. The City 
requests to rezone the property to “R-1” Single Family to align with the Comprehensive Plan’s goals of 
improving housing stock and the Future Land Use Map. Staff finds the rezoning will prioritize single family 
land development at this location, promoting  health and safety by aligning with the Comprehensive Plan.  

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 is consistent with the goals of the Comprehensive Plan and FLUM.  

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

All necessary public utilities and public services are currently available and serving the parcel, which is prime 
for new residential development.  

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

The “R-3” Multifamily district permits single family uses by right, however, the “R-3” district also permits new 
higher density residential at up to ten units per acre. Based on the Comprehensive Plan and Future Land Use 
Map, staff finds the proposed rezoning will ensure single family development is prioritized at this location.   

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

The majority of properties surrounding the subject property are currently zoned “R-1A” Single Family 
Residential District with the exception of the zoned “R-3” Multi-Family Residential Districts to the immediate  
east and west. Given that the “R-1A” is defunct as a zoning classification, this parcel will be rezoned to “R-1”.  

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

Staff finds that decreasing the intensity of use permitted at this location will not have a negative impact on 
nearby property.  

 

Vacant Property Exhibit 1 
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MATTERS TO BE CONSIDERED FOR ZONING  

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

This criteria is analyzing the balance between the rights of the private property (in this case the City) versus 
the rights of the nearby owners or the public in general. This is often a much bigger consideration with new 
development or higher intensity districts. In this case, the zoning amendment can be seen as a public gain as it 
is meeting the city’s goals of the Comprehensive Plan and FLUM, and rezoning to a district that is compatible 

ZONING RECOMMENDATION 

Staff finds that the proposed rezoning request meets or exceeds the review criteria and advances the intent of 
the Comprehensive Plan and the Zoning Ordinance. Based on this finding, staff requests favorable considera-
tion of the request by City of Collinsville to rezone property located at 315/317 Bissell  Street from “R-3” 
Multifamily Residential District to “R-1” Single Family Residential District.  

ZONING DISTRICT AMENDMENTS ANALYSIS 
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Vacant Property Exhibit 1 

 
 
 
 
 
 
 
 
 

EXHIBITS 
A. Site Photos 

B. Draft Ordinance 
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EXHIBIT A: SITE PHOTOS 

Looking East Towards Johnson Hill Road 

View of property from Bissell 
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