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Laura Buick 
123 United Drive 

Application Number SUP 26-02 

Application Name: Laura Buick– GMC Inc. 

Applicant/Owner: WAWA Properties 6 Warehouse, LLC 
903 North Bluff Road 
Collinsville, Illinois 62234 

Applicant’s Request: A request for Special Use Permit approval to permit the use as an 
automotive repair facility at 123 United Drive.  

Site Address: 123 United Drive, Collinsville, IL 62234 

Parcel ID Number(s) 13-2-21-20-00-000-065 

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

Total Site Area: ~ 2 acres 

Commission Meeting Date: August 13th, 2026 

Case Manager: Caitlin Rice, AICP, Senior Planner 

RECOMMENDATION: APPROVAL with Conditions 
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  Special Use Permit (SUP 26-02) 

123 United Drive is developed with a 18,600 sq. ft. warehouse and 1,700 front office built in 2003. The 
property was sold to WAWA Properties 6 Warehouse LLC in 2017. A building permit was approved in 
2018 for an eight (8) foot tall chain-link fence with barbed wire in the side yard (Exhibit A). This permit 
application did not include any parking area expansions, did not include any outdoor storage and 
noted that trash receptacles would be inside the building. The permit approval  noted that trees were 
to be installed along United Drive in spring, however, no trees were on the submitted plans and it 
appears none were installed. Staff notes that approximately 8,000 sq. ft. of gravel was placed to the 
rear of the property for vehicle storage between 2017 and 2022. The property currently has two (2) 
dumpsters on site and storage containers. Staff also notes that the majority of landscaping on the 
property prior to purchase in 2017 was removed by WAWA Properties. .  
 
Below are satellite images of the property from Madison County GIS between 2015-2025.  

 
Below are images from Google Street view from United Drive showing the changes in landscaping 
before WAWA Properties purchased the property (2013) and more recently since acquisition (2025). 
 

SITE HISTORY AND EXISTING CONDITIONS 

2015 2022 2025 

2013 2025 
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Laura Buick 
123 United Drive 

The property is located within the United Business Plaza Planned District Ordinance No. 3668 (Exhibit 
D) that permits vehicle sales, service, repair and storage through a Special Use Permit. The City’s 
business license records show the property was occupied by Alside Supply Center (exterior building 
materials distributor) from 2007 to 2015 with Laura Buick purchasing and occupying from 2017-2019 
The property was most recently occupied by Freedom Installations LLC, a company owned by Laura 
Buick-GMC, starting in 2019, as an automotive repair shop. No previous Special Use Permit is on file 
for an automotive repair facility at this location and the use by Freedom Installations was permitted 
to occupy as a continued legally nonconforming use. In 2023, Freedom Installations relocated to 105 
United Drive and Laura Buick–GMC Inc. returned to the larger facility at 123 United Drive. A building 
permit was approved in 2023 for plumbing work including installation of a floor drain and oil 
interceptor. The property has received annual commercial occupancy inspections since 2024 for the 
existing sprinkler system. A business license application for Laura Buick GMC Inc. was not submitted 
until 2026, triggering the property to come into zoning compliance.  

SITE HISTORY AND EXISTING CONDITIONS 

LAND USE AND ZONING CONTEXT MATRIX 

Direction Existing Land Use 
Zoning 
District 

COMMENTS 

North Agriculture, Commercial P-BP-3 TekLab 

East Institutional P-BP-3 
Animal Control Office, Regional 

Detention Basin 

South Agriculture  BP-2  

West Agriculture, Commercial P-BP-3 Horseshoe Lake Animal Hospital 
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  Special Use Permit (SUP 26-02) 

COMPREHENSIVE PLAN CONSISTENCY REVIEW 

The applicant is requesting a Special Use Permit to allow for the continued operation of a non-
customer facing automotive repair facility for Laura Buick GMC Inc. The applicant states the service 
center will continue to support the retail operation of Laura Buick GMC Inc.’s on North Bluff Road. 
 
The facility’s operation hours are 7:00 AM to 5:00 PM and all work is performed inside the existing 
structure. The facility is entirely non-customer facing with no retail traffic or visits from customers.  
Please see Exhibit B for the applicant’s full narrative.  

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 “Office-Eastport.” As 
the proposed Special Use Permit allows 
for the reuse of  warehouse space for 
automotive repair, staff finds the 
proposed use satisfies the FLUM.  

Comprehensive & Strategic Plan: 

Satisfied: 
Although the proposed use is not public 
facing, it is staff’s opinion that the 
proposal meets the intent of the City’s 
Planning Documents by providing 
support services for the Collinsville 
automotive dealer, Laura Buick on 
North Bluff Road.  
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Laura Buick 
123 United Drive 

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 continuation of a previous historic automotive use by Laura 
Buick on United Drive since 2017. Laura Buick operates an automotive dealership at 901 and 903 
North Bluff Road and owns 105 United Drive and adjacent lot for Freedom Installations, performing 
automotive part installation for Laura Buick. The proposed use is not directly open to the public, 
however, will support the larger business operations in this area for the Laura Buick automotive 
dealership.  
 

“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 or agricultural. The United Drive Business Plaza as a history of 
automotive uses and newer additions of public facing automotive repair with Steve’s Auto Body to 
the far east of the district. 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. 
 

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

It is staff’s opinion that as the property has been utilized for automotive services since 2017, little to 
no adverse impacts to surrounding property are anticipated. 

 
“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. 
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  Special Use Permit (SUP 26-02) 

 
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. 
 

“The existing uses and zoning of nearby property:” 
 

The zoning of the surrounding commercial properties is governed by the same planned district 
ordinance, United Business Plaza. 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 as property has 
historically been utilized for automotive uses since 2017. Staff is recommending several conditions for 
approval to bring the property into compliance with the Zoning Ordinance, anticipated to increase 
property values.  
 

“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. 

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

Planned District Ordinance No. 3668, passed in 2005, specifically calls out automotive repair services 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 property has not been vacant since purchase of the property by WAWA Properties 6 Warehouse 
LLC in 2017, however, the property lost legal nonconforming status as businesses licenses were not 
maintained.  
 

SPECIAL USE PERMIT ANALYSIS (CONTINUED) 
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Laura Buick 
123 United Drive 

“The public need for the proposed use:” 
 

Staff finds that as the proposed use is not open to the public, determining the public need is difficult to 
quantify. The use will continue to support the current operations of the Laura Buick GMC dealership in 
the City of Collinsville.  
 

“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 proposed use, the means of ingress and egress to the site, and the 
existing parking on site 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 property has illegally placed gravel 
parking area that staff is recommending to be removed or paved as a condition to the Special Use 
Permit approval. The paving of this area would trigger Site Plan review and stormwater management.  
 

“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. 
 

“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 the existing ingress, egress and traffic flow is adequate for the site. The site has fourteen (14) 
striped parking spaces including one (1) ADA space with extensive storage area for overflow vehicles and 
storage for repairs. Automotive repair facilities require one (1) space for every employee on the 
maximum shift plus three (3) spaces for every service bay and one (1) space for every vehicle 
customarily used in operation or stored on the premises. The building has one bay with a ramp and 
three (3) loading semi trailer loading bays not accessible for vehicles as shown in Exhibit C. Staff finds 
that as the site is not open to the public, with sufficient storage, that the off-street parking area is 
adequate.   

SPECIAL USE PERMIT ANALYSIS (CONTINUED) 
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  Special Use Permit (SUP 26-02) 

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 123 United Drive, with the following conditions: 
1. All dumpsters and waste disposal containers shall be completely enclosed with a material that 

complements the primary structure.  
2. All outdoor storage, including storage/shipping containers shall be in compliance with Section 17.060.100. 

and fully screened from adjacent parcels and streets.   
3. A Site Plan shall be submitted to pave the gravel parking area, or the gravel shall be removed.  
4. Landscape plan shall be submitted and installed meeting the requirements of Section 17.080. 
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Laura Buick 
123 United Drive 

 
 
 
 
 
 
 

 
EXHIBITS 
 

A. U Permit #18-15U (01/10/2018) 

B. Applicant Narrative 

C. Site Photos 

D. Ord. No. 3668 United Business Plaza 
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  Special Use Permit (SUP 26-02) 

EXHIBIT A: U PERMIT #18-15U (01/10/2018) 
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Laura Buick 
123 United Drive 

EXHIBIT A: U PERMIT #18-15U (01/10/2018) 
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  Special Use Permit (SUP 26-02) 

EXHIBIT B: APPLICANT NARRATIVE  
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Laura Buick 
123 United Drive 

EXHIBIT B: APPLICANT NARRATIVE  
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  Special Use Permit (SUP 26-02) 

EXHIBIT C: SITE PHOTOS 
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Laura Buick 
123 United Drive 

EXHIBIT D: ORD. NO. 3668 UNITED BUSINESS PLAZA 
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  Special Use Permit (SUP 26-02) 

EXHIBIT D: ORD. NO. 3668 UNITED BUSINESS PLAZA 
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Laura Buick 
123 United Drive 

EXHIBIT D: ORD. NO. 3668 UNITED BUSINESS PLAZA 
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  Special Use Permit (SUP 26-02) 

EXHIBIT D: ORD. NO. 3668 UNITED BUSINESS PLAZA 
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Laura Buick 
123 United Drive 

EXHIBIT D: ORD. NO. 3668 UNITED BUSINESS PLAZA 


