
 

 

 

 

______________________________________________________________________________ 

Rock Island Planning Commission 
Council Chambers (third floor) City Hall 

1528 – 3rd Avenue 
Regular Meeting 

May 3, 2017 
5:30 PM 

 
 

1. Call to Order and Roll Call 
 

2. Approval of Minutes of the regular meeting of January 4, 2017 
 

3. Procedural Explanation 
 
4. Public Hearing #2017-03- Request from Rock Island Coffee, LLC c/o Lee Fry 

Companies, Inc. to consider a site plan review for a proposed Duncan Donut 
restaurant at 2711 18th Avenue, zoned B-3 (community business) district. 

 
5. Public Hearing #2017-04: Request from City of Rock Island to amend 

Articles, Three, Eight, Twenty-eight, Thirty and Thirty-one of the Rock Island 
Zoning Ordinance regarding proposed regulations for self service storage 
facilities within the city.  

 
6. Other Business 

 
7. Adjournment 
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Preliminary 
MINUTES 
PLANNING COMMISSION 
JANUARY 4, 2017 
CITY HALL COUNCIL CHAMBERS 
 
MEMBERS PRESENT: David Levin, Ted Johnson, Berlinda Tyler-Jamison, Jason Lopez, 

Bruce Harding, Anthony Dasso, Lorian Swanson, Javier Perez  
 
MEMBERS ABSENT:  Norm Moline, Bruce Peterson, Mike Creger 
 
STAFF PRESENT:  Ryan Berger, Alan Fries 

 
CALL TO ORDER:  Chairman Levin called the meeting to order at 5:30 PM.  
 
 
AN ORDER APPROVING THE MINUTES OF THE SEPTEMBER 7, 2016 MEETING 
The Commission considered the matter of approval of the minutes of the September 7, 2016 meeting. 
Johnson made a motion to approve the minutes as presented. Tyler-Jamison seconded the motion and 
the Commissioners unanimously approved.     
 
PROCEDURAL EXPLANATION 
Chairman Levin provided a brief explanation of the public hearing procedures for the benefit of the 
Planning Commissioners and those in attendance.   
 
PUBLIC HEARING #2017-01 REQUEST FROM MASCO AND LETICIA TALIAFERO FOR REZONING 
FROM R-6 (MULTI-FAMILY RESIDENCE) DISTRICT TO B-3 (COMMUNITY BUSINESS) DISTRICT AT 
909 3RD AVENUE. 
 
Chairman Levin asked Planning staff to present the request. Mr. Fries presented the staff report, 
indicating that notices have been sent out and no responses were received.  
 
The Taliafero’s own the site adjacent and runs an auto body shop. This property has a Special Use permit 
to grow vegetables. After the rezoning both properties will be consolidated and the Special Use permit 
expanded to contain a hoop house for the growing of the vegetables.   
 
Levin asked Mr. Taliafero to speak about the project. Mr. Taliafero explained the request. 
 
Swanson asked if the hoop house is to grow the vegetables all year round. Mr. Taliafero stated that the 
Hoop House made to grow your crop all year round 
 
Swanson asked about the amount of vegetables going to be sold. Mr. Taliafero stated that it depends on 
how much is grown which they do not know now yet.  
 
Tyler-Jamison asked about the location of fruit trees on the property. Mr. Taliafero explained that the fruit 
trees will not be in the hoop house. 
 
Levin asked if the hoop house is in addition to any of the structures that are already there or is this new 
structure. Mr. Taliafero responded that the Hoop House is a new structure.  
 
Tyler-Jamison stated that she drove by to get a sense of the property and was excited to see the 
business start. 
 
Lopez asked if the property could be used to build a house with its current size. Staff stated that under the 
current code the property is not large enough for a single family house.  
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Mr. Fries clarified the Special Use permit request there needs to be a public hearing in front of the City 
Council pending the approval of the rezoning from the Planning Commission.  
 
Tyler-Jamison made a motion to approve the rezoning request. Levin seconded and the Commissioners 
unanimously approved.   
 
OTHER BUSINESS 
Chairman Levin asked if there was any other business. Lopez asked for an explanation regarding the 
proposed BZA appeal process that went before the City Council Staff stated that the City Council has 
tabled the proposal without a return date and staff is currently working with consultants regarding their 
recommendations.  
 
ADJOURNMENT 
Hearing no other business, Chairman Levin asked for a motion to adjourn. Creger made a motion to 
adjourn, which was seconded by Swanson.  Chairman Levin adjourned the meeting at 5:54. 
 
 
Minutes submitted by Ryan Berger.   
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REPORT 

 

To:  Planning Commission 

 

From:  Planning and Redevelopment Division 

Community and Economic Development Department 

 

Date:  April 27, 2017 

 

Subject: Case #2017-  Review of Site Plan at 2711 18
th

 Avenue. 

 

Rock Island Coffee, LLC has filed an application to approve a final site plan for a 2,064 square foot 

Duncan Donut restaurant with a drive-thru lane in a B-3 (community business) district at 2711 18
th

 

Avenue.  The proposed use is a permitted use in the B-3 zoning district.   

 

The City Council approved a two lot minor subdivision plat and rezoning ordinance on December 1, 

2014 for two tax parcels commonly known as 2617 18
th

 Avenue and 2711 18
th

 Avenue.  The 

attached rezoning ordinance for both parcels (CVS and subject development site) identifies a 

Council rezoning stipulation that requires a “formal site plan review conducted by the Planning 

Commission at an advertised public hearing for the easternmost lot when a development project is 

proposed”.  The following report reviews the applicant’s site plan for the proposed development.   

 

Comprehensive Plan Designation: 

The plan identifies community business land use for the site. 

 

Size of Property: 

107.17’ x 300.2’ x 140.89’ x 297.74’ (34,988 square feet, or .80 acres). 

 

Existing Land Use: 

The site is undeveloped. 

North:  Single family residential, zoned R-3. 

East:  Single family residential, zoned R-3. 

South: Restaurant, zoned B-1. 

West: CVS, zoned B-3. 

 

Access: 

The site has frontage on 17
th

 and 18
th

 Avenues.  There will not be a new access point onto either of 

these public streets.  Access to the site will be via the private drive that bi-sects the CVS and 

development sites. The site plan identifies one driveway access near the northwest corner of the site 

off of a private north/south drive (see site plan).   

 

Physical Characteristics: 

The site is flat and slightly above street level. 
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Building Elevations and Setbacks: 

Attached are concept building elevations for the site (proposed signs are not expected to change).  

Staff is expecting to receive final building elevations within a day or two and will send them to 

Commission members in a separate correspondence. 

 

The proposed structure meets all building setback requirements in the Zoning Ordinance.  The north 

and south side of the development are both defined as front yards under zoning regulations.  The   

B-3 zoning district requires a 20-foot front yard setback requirement when adjacent to business 

zoning and a 25 foot front yard when adjacent to residential zoning.  The site plan identifies an 

approximate 238 foot north front yard and an approximate 70 south front yard.  The west yard is a 

side yard and since it is adjacent to business zoning there is no building setback requirement in that 

yard.  The site plan identifies a 46.5 foot west side yard building setback.  The east yard is adjacent 

to R-3 (one and two family residential) zoning and requires a 30 foot building setback since it is 

adjacent to rear yards of residential zoning.  The site plan identifies a 37 foot east side yard building 

setback.      

 

Parking: 

The Zoning Ordinance requires one space for every 75 square feet of public floor area.  Based on 

590 square feet of inside public floor area and four outside eating table a total of 12 parking spaces 

should be provided.  The site plan identifies 20 parking spaces.  There is also a drive-thru lane that 

curves around the structure from west to east that has space for at least 8 stacking spaces (six 

stacking spaces is the minimum required by the Zoning Ordinance). 

 

Signs: 

All the proposed signs meet Sign Ordinance requirements for the site.  The applicant proposes one 

freestanding sign for the development at the southeast corner of the site. The approximate 55 square 

foot sign will be located on a standard 20 feet in height from grade to top of sign.  An approximate 

52 square foot attached sign is also proposed for the south facing façade.  A freestanding menu 

board (approximately 41 square feet in area) is proposed facing west adjacent to the drive thru lane. 

There are not any attached building signs facing west.   

 

On the east side of the structure there is at attached 32 square foot sign and on the north façade is an 

11 square foot attached sign.  There are several freestanding directional signs on the site.  These 

signs are exempt from Sign Ordinance area calculations.    

 

Landscaping:     

The proposed landscape plan is attached and meets Zoning Ordinance requirements for a “type C 

(15 foot wide) bufferyard” on the north and east side of the site.  CVS already located a 6 foot 

privacy fence along the north property line of the subject site that will remain and will reduce the 

required number of plantings in this area.  CVS planted four evergreen trees in the north yard of the 

subject site that will remain and the applicant will plant two canopy trees (northern red oak) and 
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four new white pine trees in this north yard (total of 8 evergreens will be located in north 

bufferyard). 

 

 

There is also an existing 6 foot tall chain link fence along the east property line adjacent to the alley. 

The fence will remain and be updated with slats to make it an opaque fence that will provide a 

visual and noise buffer to the east.  This will also reduce the required number of landscape 

requirements in the east 15 foot wide bufferyard.  Landscaping identified along the east bufferyard  

includes 6 canopy trees (red maple, common hackberry and skyline honey locust), 10 white pine 

evergreen trees with 21 shrubs.   

 

The west and south yards are adjacent to business uses and zoning.  CVS was not required to locate 

any landscaping along its eastern edge adjacent to the private drive and the applicant will also not be 

required to provide landscaping along the western edge of the subject site.  The south yard also does 

not require any landscaping because there is not a parking lot in the front yard as is typical for many 

business locations, but the applicant has agreed to maintain a mature oak tree at the southwest 

corner of the subject site.  Two smaller trees will be removed adjacent to this tree because they will 

make the structure and signs less visible from 18
th

 Avenue.  Eleven shrubs will also be located along 

the south building façade.   

 

Lighting and Other Amenities: 

The applicant has indicated that lighting for the site includes 6 building lamps and 6 light standards 

in the parking lot with 90 degree lamp design with back shields on the eastern side of the site (see 

attachments).  All proposed lighting (with proposed shields on east side light standards) will meet 

Zoning Ordinance requirements of a level of one footcandle at property lines. 

 

The refuse area will be screened on four sides with a gate facing south and will be located in the 

northeast corner of the parking lot.  The restaurant will also have an outside eating area and bicycle 

rack on the north side of the structure.   

       

Analysis: 

As previously indicated the proposed use is allowable in the B-3 zoning district.  The proposed site 

plan/landscape plan identifies that the proposed structure, parking, signs, landscaping and lighting 

all meet Zoning Ordinance requirements.  The proposed design will be an attractive addition to the 

18
th

 Avenue commercial corridor.    

 

Recommendation: 

That the attached final site plan be approved because it meets Zoning Ordinance requirements and it 

is an attractive commercial design that fits in with adjacent land uses. 
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REPORT 

 

To:  Planning Commission 

 

From:  Planning and Redevelopment Division 

Community and Economic Development Department 

 

Date:  April 21, 2017 

 

Subject: Case #2017-04- Consideration of Amendments to Zoning Ordinance Regarding 

Definitions, Parking Requirements and Zoning District Permitted Use for Self Service 

Storage Facilities. 

 

CED Staff has been directed by the Interim City Manager to prepare a draft amendment to the Zoning 

Ordinance regulating self service storage facilities.  Proposed amendments are to Articles 3, 8, 28, 30 and 

31 of the Zoning Ordinance.  The proposed revisions define and identify parking requirements for self 

service storage facilities, delete these uses as authorized uses in the B-4 (intensive/highway business) 

district and identify these uses as permitted uses with performance standards in the I-1 (light industrial) 

and I-2 (general industrial) districts. 

 

Background: 

Prior to adoption of the Rock Island version of the “Illinois Quad Cities Unified Zoning Ordinance” in 

November 2002 the previous Zoning Ordinance did not specifically identify mini-warehousing and/or any 

other type of self service storage facilities.  The City had allowed these types of uses as permitted uses in 

the B-4 zoning district (4315 9
th
 Street and 2640/2644 Blackhawk Road are examples).  Through the 

adoption process of the current Zoning Ordinance mini-warehouses were identified as uses “Authorized 

by the Board of Zoning Appeals” in the B-4 zoning district (Section 28.4C of Zoning Ordinance).  

Currently, there is not a definition in the Ordinance of mini-warehousing uses, but there is a 100’ 

separation requirement for these uses from residentially zoned private property.  There are no additional 

performance standards or any off-street parking requirements in the current regulations.  

 

Proposed Changes: 

The City continues to focus many economic development efforts to redevelop undeveloped business 

zoned parcels and vacant commercial structures along major business corridors and areas in the city.  

Staff believes that mini-warehousing uses can detract from retail commercial corridors and areas as they 

are perceived more of a semi-industrial land use that is more appropriate in an industrial zoned area.  

These uses typically do not have an on-site sales or service land use other than providing a “warehousing” 

space for personal or business related items and/or vehicles.  Many also do not have on-site staff working 

at the facility.   

 

As previously identified staff proposes amendments to the Zoning Ordinance to allow these types of uses 

in the I-1 (light industrial) and I-2 (general industrial) zoning districts and delete their identification in the 

B-4 zoning district.  Staff believes that these Ordinance revisions will better support the City’s retail 

commercial economic development efforts, will better protect adjacent commercial and/or residential 

properties, and also will better support the public interest of strengthening the retail commercial tax base 

in Rock Island.  

 

The proposed amendments are attached. These proposed amendments delete “mini-warehousing” as 

authorized uses in the B-4 district and further define and regulate newly defined “Self-Service Storage” 

facilities as two separate types of storage uses to be allowed as permitted uses only in the I-1 (light 
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industrial) and  I-2 (general industrial) zoning districts.  These types of uses will not be identified as 

Authorized Uses in any zoning district.   

 

The amendments defines a “Self Service Storage Facility” as either having only an exterior unit access 

(typically with an exterior roll-up door) or an “interior unit access with all units contained within that 

building and all units having an access door from an interior hallway”.  Off-street parking requirements 

are proposed and a performance standard of requiring any “individual unit exterior access doors” be 

screened from a public street or adjacent non-industrial zoned property.   

 

Recommendation: 

Staff recommends approval of the attached amendments to the Zoning Ordinance. 

        

           

 

  



Proposed Zoning Ordinance Amendments 

Article 3- Definitions: 

Self Service Storage Facility ( mini-warehousing/climate-controlled/indoor storage/single or multi-story):  

a non-residential building, portion of building, or group of buildings with defined storage space or units 

rented to and accessible to the public for the storage of household and personal property, operable 

vehicles, and recreational vehicles, including, but not limited to, RVs, boats, snowmobiles, enclosed or 

open air trailers, etc. 

A. Exterior Unit Access:  an exterior access self-storage facility generally consists of a long, single-

story, simplified building structure with roll-up doors and direct improved drive-up access to 

conventional outside units. 

B. Interior Unit Access: an interior accessed self-storage facility consists of a building with all units 

contained within that building and all units having an access door from an interior hallway. 

Article 8.14D:   Off-Street Parking and Loading: 

Exterior Unit Access Self-Service Storage Facility Including Manager’s Quarters- one space per 20,000 

square feet of gross floor area and/or one space per 50 vehicle or boat storage spaces, with a minimum of 

3 spaces. 

Indoor Access Self-Service Storage Facility-  one space per 200 square feet of gross floor area for office 

area and one space per 50 units or one space per 10,000 square feet of gross floor area, whichever is 

greater, with a minimum of 3 spaces. 

Article 28.4C:  When Authorized by the Board of Zoning Appeals: 

Delete- “Mini-warehousing with structures at least one hundred feet (100’) from residentially zoned 

private property”. 

Article 30.2L:   I-1 (Light Industrial District), Permitted Uses: 

Delete- “except mini-warehousing” 

Article 30.2:   I-1 (Light Industrial District), Permitted Uses: 

Self Service Storage Facility, views of individual unit exterior access doors shall be screened from the 

public street or from adjacent non-industrial zoned property. 

Article 31.2:  I-2 (General Industrial District), Permitted Uses: 

Self Service Storage Facility, views of individual unit exterior access doors shall be screened from the 

public street or from adjacent non-industrial zoned property. 

 

  


