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Application Number(s) RZ 25-01 

Application Name: Fournie Property (Gowin) 
(Rezoning) 

Applicant Name: Eric Gowin 
2216 Silverstone Lane 
Maryville, IL 62062 

Property Owner Name(s): Dorothy Jean Fournie 
925 McDonough Lake Road 
Collinsville, IL 62234 

Applicant’s Request: A request to rezone property located at 5209 Horseshoe Lake Road 
from “R-1” Single Family Residential to “P-BP-3” Planned Business Park 
District to permit the future development of a flex warehouse and 
vehicle/equipment dealership. 

Site Address: 5209 Horseshoe Lake Road (previously 5100 Horseshoe Lake Rd)  

Parcel ID Number(s) 13-2-21-19-00-000-024  

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

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

Total Site Area: 6 acres 

Commission Meeting Date: April 3, 2025 

Case Manager: Caitlin Rice, AICP, Senior Planner 

RECOMMENDATION: Rezoning: APPROVAL 
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The site under consideration is property is approximately 6 acres in size and owned by Dorothy Jean Fournie. 
The parcel is undeveloped and agricultural land. The property is a part of the Bob Fournie Farm subdivision, 
recorded in December of 2024. The surrounding area is a mix of undeveloped land and trucking uses, and 
equipment/vehicle sales and rental uses. The property has direct access off of Fournie Lane and within close 
proximity to Interstate 255 system. This Planned District permit the proposed use for the site as a flex 
warehouse and equipment/vehicle dealership. 

SITE HISTORY AND EXISTING CONDITIONS 

ZONING MAP 

TABLE 1: LAND USE AND ZONING CONTEXT MATRIX 

Direction Zoning District Designation  Existing Land Use 

North 
P-BP-3 Planned Business Park, P-CP-2 

Planned Commercial Park 
Vermeer, Volvo, Gateway Truck & Refrigeration  

West P-BP-3 Planned Business Park  United Rentals, Lamar Advertising 

South BP-3 Business Park Vacant 

East R-1 Vacant, Fournie Residence 

The subject property currently zoned “R-1” Single Family Residential. The property was annexed into the City 
as “R-1” in 2024 as is required by code. The applicant is requesting to rezone the property to “P-BP-3” Planned 
Business Park District to permit the proposed use as flex warehouse and vehicle/equipment dealership. The 
"BP-3" Business Park District provides for the development of professional offices and small size warehousing 
and distribution. The use as a Machinery, Equipment and Supplies Wholesaler (NAICS 4238) and Commercial 
and Industrial Machinery and Equipment Rental/Leasing (NAICS 5324) are not permitted in the BP-3 District. 
However, as United Rentals and Vermeer are P-BP-3 District to accommodate the similar use and the intended 
use of the property includes flex warehouse, staff finds accommodations through a P-BP-3 District will further 
the comprehensive plan and complement the surrounding area.  
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COMPREHENSIVE PLAN CONSISTENCY REVIEW 

Eric Gowin, with Contegra Construction, is requesting to rezone the property to from “R-1” Single Family 
Residential District to “P-BP-3” Planned Business Park District to permit the use as a flex warehouse and  new 
vehicle/equipment sales & service facility with outdoor storage. The proposed use of NAICS 4238 – Machinery, 
Equipment and Supplies Merchant Wholesalers and NAICS 5324 – Commercial and Industrial Machinery and 
Equipment Rental & Leasing is not permitted in the BP-3 district. The surrounding area with similar uses are 
zoned BP-3 with outdoor storage as an accessory use. The proposed uses and outdoor storage are being 
requested in a Planned BP-3 district, to complement the surrounding area, rather than rezoning to a higher 
intensity district such as BP-4 Business Park or M-1 Industrial District. 

REQUEST 

Future Land Use Map (FLUM):  

Applicable Goals, Objectives, and Policies:  

Satisfied: The proposed rezoning is located 
within the Comprehensive Plan 2020 
Future Land Use category “Office-Eastport”. 
Per Land Management Plan for Eastport, 
this area is designated as Eastport 
Industrial Campus (Distribution/Assembly) 
and identified as BP-3 District. The 
proposed use and zoning district meets  

PLANNER’S COMMENTS 

PLANNER’S COMMENTS 

Satisfied: The development of the subject 
property will encourage economic 
development in the surrounding area and 
the City by supporting the City’s economic 
base. 

Comprehensive Plan 2020: 
“Sustainable Growth and Urban Image of the Community are 
Vital to the City of Collinsville’s Economic Future.” 

 Contributes to economic development in a compatible 
manner to the comprehensive plan. 

 

Strategic Plan: 
Goal #3 Encourage Tourism and Economic Development 

A consistency review of the goals, objectives, and policies of the Comprehensive Plan, as they relate to the 
current request, follows: 
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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 (Sec. 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 surrounded by similar uses on Fournie Lane such as Vermeer, United Rentals 
and Volvo. These uses involve outdoor storage of vehicles and equipment, sales or lease of equipment, 
service to equipment and small scale warehousing. Staff finds the proposed use fits the character of 
the neighborhood.  

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 development is not anticipated to have any negative impact on the health, safety, 
quality of life, comfort, and general welfare of the City and its planning area.   

C. Consistency with the comprehensive plan and regulations of the City of Collinsville. 
The Comprehensive Plan emphasizes the importance of capitalizing on the transportation network. The 
Eastport Land Management Plan designates this area as an industrial campus with a BP-3 Zoning 
District. The BP-3 zoning district is intended as the development of professional offices, small size 
warehousing and distribution with focus on the proximity to major transportation routes. Staff finds 
that the proposed development is suitable for the location and is in substantial conformance with the 
regulations of the City of Collinsville.  

D. Adequacy of public utilities and other needed public services. 
The proposed site has adequate access to public utilities and public services.  

E. Suitability of the uses to which the property has been restricted under its existing zoning. 
The property is zoned “R-1” Single Family Residential. All property annexed into the City of Collinsville 
is zoned “R-1” unless otherwise changed. Rezoning to a commercial district was determined once the 
intended use of the property was clear. The proposed use is not permitted in the BP-3 district, and a 
Planned District is proposed to accommodate the specific uses NAICS  4238 Machinery, Equipment, 
and Supplies Wholesalers and NAICS 5324 Commercial & Industrial Machinery and Equipment Rental/
Leasing to complement surrounding area. 

F. Compatibility of the proposed district classification with nearby properties. 
The proposed development is located on a development portion of Fournie Lane. Adjacent 
properties are zone P-BP-3 Planned Business Park District and R-1 Single Family District. The R-1 
district remains from annexation of the Bob Fournie Farm Subdivision and will be rezoned upon 
commercial development. The proposed P-BP-3 district is compatible with surrounding zoning 
classifications.  

G. The extent to which the zoning amendment may detrimentally affect nearby property. 
The request is to accommodate proposed uses in the BP-3 district to complement existing zoning 
and development in the area. There is no anticipated detrimental affects to nearby property as the 
use complements existing uses and has suitable infrastructure for the use.  
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H. Whether the proposed amendment provides a disproportionately great loss to the individual landowner 
nearby relative to the public gain.  

Staff finds the proposed amendment provides a relative gain to the landowner and public. The 
proposed planned district is mirrored off of existing development such as Vermeer Midwest and 
United Rentals. Adoption of the proposed ordinance will permit the future development of a 
complimentary business and reduce vacant land in the business park.  

 
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 rise 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 proposed 
land use accomodations are reasonable due to the characteristics of the proposed use which is compatible 
with the surrounding area, promote economic development, and will have a positive impact on development 
of the area.  
 

ZONING ANALYSIS 
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ZONING RECOMMENDATION 

Staff finds that the proposed rezoning request substantially meets the review criteria and advances the intent 
of the Comprehensive Plan and the Zoning Ordinance. Based on this finding, staff requests favorable  
consideration of the request by Contegra Construction to rezone property located at 5209 Horseshoe Lake 
Road from “R-1” Single Family Residential District to “P-BP-3” Planned Business Park District to permit the 
use as a vehicle/equipment dealership and services with outdoor storage.  



REPORT TO PLANNING COMMISSION 
CITY OF COLLINSVILLE 

PAGE 7 Fournie Property (Gowin) 
5209  Horseshoe Lake Road 

 
 
 
 
 

EXHIBITS 

A. Narrative 

B. Site Photos 

C. Draft Ordinance 
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EXHIBIT A: APPLICANT NARRATIVE  
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EXHIBIT B: SITE PHOTO 
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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 
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EXHIBIT C: DRAFT ORDINANCE 


