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FAIRVIEW DEPARTMENT OF LAND USE

HEIGHTS AND ECONOMIC DEVELOPMENT

AGENDA

PLANNING COMMISSION
September 9, 2025 7:00 P.M.

IN PERSON: CITY HALL, 10025 BUNKUM ROAD.

VIRTUAL: BY COMPUTER, TABLET OR SMARTPHONE.

HTTPS://WWW.GOTOMEET.ME/COFH_LUD/PLANNING_COMMISSION
PHONE: +1 (408) 650-3123 ACCESS CODE: 739-271-573
ONE-TOUCH: TEL: +14086503123, 739271573#

CALL TO ORDER AND ROLL CALL

CITIZENS COMMENTS- This is an opportunity for the public to address the Planning Commission on non-
agenda related items. Comments made during this section of the agenda that require a response will be referred to
the appropriate City staff member or official for follow-up at a laterdate.

MINUTES:

a. Regular meeting of August 12,2025

PC CASES/PUBLIC HEARINGS

a. None

OLD BUSINESS

a. PC16-25, Zoning Amendment for 9103 Hillside Ave, Fairview Heights. Also identified by St Clair
County PIN(s) 02-24.0-301-017, 02-24.0-401-001, 02-24.0-302-013, 02-24.0-302-014, 02-24.0-302-015,
02-24.0-302-016, 02-24.0-304-004, 02-24.0-402-001, 02-24.0-302-049, 02-24.0-302-050. VOTE
REQUESTED
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6. NEW BUSINESS

a. None

7. ANNOUNCEMENTS
a. Chair/Plan Commission Member Comments

b. Director’s Report

8. ADJOURNMENT

The next regularly scheduled meeting is October 14th, 2025, it may be canceled if there is no business to conduct.

10025 BUNKUM ROAD, FAIRVIEW HEIGHTS, IL 62208 P:618.489.2060 WWW.COFH.ORG


http://www.cofh.org/

CITY OF FAIRVIEW HEIGHTS, ILLINOIS
PLANNING COMMISSION
MEETING MINUTES
August 12, 2025

CALL TO ORDER

The meeting was called to order at approximately 7:00 p.m. by Chairman Sunyatta McDermott
with (8 members) in physical attendance: Pat Herrington, Terry Fowler, Pat Wesemann, Linda
Hoppe, Rich Baldwin, Ashley Hutchison, Bill Hopkins, and Sunyatta McDermott. Also in
attendance were Dallas Alley (Director of Land Use & Development), Amanda Schwartz
(Recording Secretary), and Andrew Hoerner (Attorney). Absent were Kelly Smith and Janice
Petroff.

1. CITIZENS’ COMMENTS

Citizen, George Croissant of 9213 Highland Park Rd, Fairview Heights, IL, addresses the
commissioners and Director Alley. Mr. Croissant brought up concerns that he noticed
that the road over by the Metrolink, on St Clair Rd, is horrible. Mr. Croissant states that a
section 40 ft long has a 7-inch-wide divot in the road and is 3 inches deep. Mr. Croissant
states that he has run into this section of road with his motorcycle. Director Alley asks the
citizen if it is the actual road in front of the Metrolink. Mr. Alley states that he will
forward his comments to public works; however, it is a state route, so they will have to
forward the request to IDOT, but we will get you a contact to whom you can reach out at
IDOT as well.

Citizen, Robert Savage of 112 Lakeland Hills Dr, Fairview Heights, IL addresses the
commissioners and Director Alley. Mr. Savage asked who said Mayor Mark Kupsky is.
Director Alley states that this meeting is the Planning Commission, not the City Council.
Mr. Savage states that for 40 years, he has been a resident of Fairview Heights. He states
that since this past November 2024, he has been struggling to get solar panels. He
mentions that 2 weeks ago, he was told that Ameren wanted one more piece of
paperwork, and that it had 4 names. The top name is the contractor, and the bottom name
is the city electrician, and it was all for Sam in the Land Use department to handle. Mr.
Savage states that Sam took off, a vacation without passing it back to Ameren, leaving it
to no one to help me. Mr. Savage states that he could not even get onto the ticketing
system, MyGov, to see what was going on because whenever he selects anything, it gives
him a 403 forbidden error. Mr. Savage states that he believes, as a 40-year resident, he
should receive better customer service than he is getting from the city. The Chairman
advised Mr. Savage that he only had 30 seconds left, and Mr. Savage stated that he had
told the individuals at his house that he did not care if he needed “Bail” money after this
meeting tonight, and that he needed to get something rolling here. Mr. Savage then asked
the commissioners who is in Ward 5. Director Alley advised that these are not Aldermen,
but planning commissioners, and Chairman McDermott replied that we are just



volunteers and residents of Fairview Heights as well. Mr. Savage states that he wishes
someone would do something about these issues. Chairman McDermott states that it will
be addressed with the appropriate city staff.

. APPROVAL OF MINUTES

The minutes of July 8, 2025, were approved as written.
Rich Baldwin 1% to motion, and Ashley Hutchison 274 to motion to approve last month’s
minutes.

NEW BUSINESS

PC 16-25, Zoning Amendment, 9103 Hillside Ave, Fairview Heights, Brian Kniffin.

Director Dallas Alley states that this is a request for rezoning from R3-Single Family
Residential to Conservation on the mentioned parcels. Mr. Alley states that the applicant
owns the majority of the parcels, and 3 parcels are owned by the city. Mr. Alley states
that these 3 parcels owned by the city are a city park and were zoned as Conservation
before we redid the Comprehensive Plan and the update to the zoning code. Mr. Alley
states that the reason they were pulled out of Conservation is that they did not
encompass 5 acres by themselves, and anything under 5 acres would be spot zoning.
Mr. Alley states that the city does not have an opinion one way or another on the zoning
of these; however, with the applicant requesting it to be conservation, it does not affect
the city's ability to use it as a park still. Mr. Alley mentions that with their application,
they needed at least 5 acres of contiguous parcels. By including the parkland in the
application, they would have at least 5 acres to request, ensuring it would not be
considered spot zoning. Mr. Alley mentions that one of the main reasons we updated
the zoning code was to get rid of spot zoning parcels. Mr. Alley states that the applicant
is currently operating a Hosta’s Farm, and at their other location, they went before the
planning commission and city council and received approval to operate there. What
they were doing at the other site, and their wanting to expand to include the Wine
Garden, makes it appropriate for them to rezone to be in conformant with the city. Mr.
Alley mentions that we do have a liquor license to have a Wine Garden, and the only
place that will not allow a Wine Garden is in residential districts. All other zoning
districts allow a Wine Garden, and there are pretty strict rules written into the liquor
code about Wine Gardens, which are not considered Bars but Wine Gardens.

The applicant, Brian Kniffin of 1601 Pleasant View Dr, Fairview Heights, IL, was
sworn in. Mr. Kniffin states that they currently own and operate Hosta’s on the Bluff.
Mr. Kniffin states that the Wine Garden is not the main focus or concern to us, and if
that part were to drop, it wouldn’t be a huge issue. It is not our main goal that we are
trying to achieve. Mr. Kniffin states that what they are trying to do is make this more
of a place to host events and small weddings. We have had multiple people reach out



to us to have these small events and weddings. We have had a bunch of customers
reach out and ask if there is a Wine Garden while I'm shopping and looking in the
garden, and I thought that would be a neat add-on feature. Mr. Kniffin does mention
that a lot of this comes from comments and the public reaching out to us, and that it
would be a neat thing to add to the current offerings that we have. Mr. Kniffin states
that a lot of what we are trying to do is with the new parcels going into conservation. I
am trying to relieve a little pressure from Pleasant View Dr, as it is a small, probably a
one-lane road that we all use as a two-lane road, so we are trying to pull a little bit of
traffic from there and go towards to other part of the neighborhood, which already
includes a very historic and neat school building that we have owned for over 15
years. We have pushed and pushed to see if there is some kind of idea to use as a
business or something other than a dilapidated building. Mr. Kniffin mentions that
one of the main reasons they purchased the schoolhouse was that they noticed a lot of
drug deals, people squatting in it, and fires being lit inside. So, we were forward with
purchasing it from the East Saint Louis school district about 15 years ago. He mentions
that other events have happened recently with the passing of the neighbor who owned
the farm across from the school. The neighbor liked what we were doing to the
property, and his family offered to sell their property to us at a price that we could not
pass. Mr. Kniffin states that the 2" part of this is that there was another dilapidated
house next to the school, across from the farm, and that the owner, who was fixing the
house up, saw what we were doing, and he did not have enough income or energy to
tinish, so he wanted us to take over that project too. All said and done, over the last
year, the pieces just fell into place, and we ended up with the farm, the house next to
the school, and the school property itself, which we have slowly been rehabbing. Mr.
Kniffin mentions that the main hope is to try and switch the land so that we can create
another environment where we can build gardens, have a new place that people can
come shop for a very unique plant that people come from all over to find us, from all
over our surrounding states. Mr. Kniffin also mentions that they do have a shipping
presence, that we ship all over the country, and that we have a name for ourselves all
over the community. Mr. Kniffin states that this was not the original intent, and we
were just going to do a small backyard garden center; however, people could not just
get enough of it, and it has grown into something bigger with the drive to do more.

Chairman McDermott asks Commissioners if they have any questions or comments
that they would like to direct to the applicant.

Commissioner Hutchison asks the applicant if they move to make it into a
conservation space, do you believe that it will increase traffic? Mr. Kniffin replies that
he does not believe so, but that it will help revert. Some of the goals are to try to use
the school more as a traditional retail spot where people could purchase their plants
and do more of their shopping. Mr. Kniffin states that with the two locations, it will
spread out the traffic as everyone is not going to go to one location at the same time,
lightening the load at both locations. He mentions that he has surveyed other Hosta



farms, and unlike ours, they are mostly shipping with little local traffic, as we are the
opposite; however, our local traffic did not increase this year, but our shipping did.

Commissioner Hopkins asked the applicant that it is mention in his application that
they will use animals to control vegetation. Commissioner Hopkins asked if he could
give some clarification on that. Mr. Kniffin replies that they currently have two pins
that started on our property, where we have about an acre of land on the hillside, and
have a couple of goats. Mr. Kniffin states that moving into the neighborhood, one of
the first conversations I had with a neighbor was the impossible task of controlling the
honeysuckle on the cliffs and hillsides. We figured since it worked on our property, we
would also make a small pin over on the farm property across from the schoolhouse to
do the same type of work by maintaining the vegetation control. Mr. Kniffin mentions
that as far as the future with animals goes, it could be a part of what we do. We like
seeing the kids get excited and be able to feed them, but again, these are add-ons that
could come at a later time. Our main goal is still the gardens and plants.

Chairman McDermott states that she also has a few comments to add for Mr. Kniffin.
She asked the applicant if the park would remain a public park and is only being
deemed a conservation so that the rest of the project could go through? Mr. Kniffin
confirms that it is correct. Chairman McDermott also states that you also mentioned
that one of these spots has a dilapidated home, she asks the applicant if this is the only
parcel that has a home on it. Mr. Kniffin replied that no, the farm is a home from 1893,
maybe one of the oldest in the area. Chairman McDermott states that out of the 11
parcels, they would include 2 homes, and 2 dilapidated homes. Director Alley
mentions that he will note that he did give everyone a copy of the permitted uses in
“Conservation”, and single-family dwellings are an approved use. This will not create
a non-conformant issue for any houses. Chairman McDermott asks if he plans on
having public events for the residents of Fairview Heights, to include small concerts or
anything of that nature. Mr. Kniffin replies that he would love to host different things.
He mentions that they have had some city officials on things at the property in the
past, and have hosted a couple of neighborhood BBQs, where we have a neighbor
cookout. He mentions it's not one of the main goals; however, the goal is to try to
utilize the best of our ability, the land and area around us.

Chairman McDermott then states that she will recognize anyone who would like to
address the commissioners regarding this issue.

Gary Peel of 9705 Fairmont Rd, Fairview Heights, IL was sworn in. Mr. Peel states that
he has no objection to re-zoning; however, his main concerns are two safety issues.
There are the large containers parked on the street, tractors, and more, so it forces the
east-bound traffic over into the west-bound traffic lane. He mentions that he would
like to see No Parking Signs put up on both sides of the road. Mr. Peel also mentions
that the intersection of Sycamore and Hillside. He states that they only have 1 stop



sign on Hillside and is in violation of the Illinois Vehicle Code. Chairman McDermott
asks Mr. Peel does he believes a Stop Sign there would remedy this, to which Mr. Peel
replies yes. Director Alley states that he will address his concerns with the Police
Department since they are the department that makes those determinations, because it
is public safety; however, I will ask the police chief to review this and have a
recommendation on what could and could not be done when this goes to the
committee.

Dennis Fulton of 9301 Richfield Rd, Fairview Heights, IL was sworn in. Mr. Fulton
states I understand conservation, I understand rules and regulations, because that is
what I do for a living. He states that he is a certified safety professional and states that
we are going after a segregated property that is 11 different parcels and are not
adjacent. Mr. Fulton states that the parcels are on multiple different streets, and there
are more than 2 buildings at these locations. Mr. Fulton mentions that David, the
neighbor, passed and lived there for 95 years. Mr. Fulton states that Mr. Kniffin has
removed 40-50 % of the trees across the street from the property in question, which is
my direct neighbor, and I share a property line with that property is about 3 acres. The
property next to that is approximately 1.5, and if you add those two together, you do
not meet what is needed to make this conservation. Mr. Fulton states that you should
be going for Commercial, not Conservation, because you want to put an establishment
there, and he states that there is a working greenhouse now at this point. The
greenhouse is approximately 75 ft X 150 ft and is currently operating with water and
power to the greenhouse. Mr. Fulton questions if permitting is required and if a permit
was pulled, but it is within 50 feet of the lane of the road. Mr. Fulton states that he
loved the idea of what Mr. Kniffin is trying to do; however, unfortunately, it happens
to be in a quiet neighborhood, trees are now being cut down, and we are bringing
people in by carts and pulling tractors along carts, and transporting people from one
property to the next. He mentions that he has had several individuals coming onto his
property, appearing to be lost. This was a peaceful neighborhood for a long time.

George Croissant of 9213 Highland Park Rd, Fairview Heights, IL was sworn in. Mr.
Croissant states that his family has owned the property since 1912, 113 years. Mr.
Croissant mentions that he is concerned about the increase in traffic. Traffic will be
moving from Hillside over to Sycamore, and he has seen it increase a lot over the years.
Mr. Croissant states that his mailbox and the neighbors' mailboxes have been hit due to
the speeding on this road. He also mentions that he would like to see the neighborhood
kept as a neighborhood and not a commercial space. He has noticed a house across the
street from him that recently sold, and they have a business, but they have turned their
front yard into a parking lot for their business vehicles. Director Alley asks Mr.
Croissant for the address next to him, whether it is related to the applicant or if it is a
different business. Mr. Croissant states it's Angela’s Outdoors. Mr. Alley states that we
will look into this business and follow up on it.

Karen Oplt of 1614 Pontiac Rd, Fairview Heights, IL was sworn in. Mrs. Oplt states



that she attended this school, and currently, it has bricks falling from the top building,
making it unsafe. Mr. Kniffin and many people in the audience stated that it had been
redone and the bricks had been taken care of just a little over a month ago. Mrs. Oplt
states that everyone keeps talking about across from the school being a farm, and she
mentions that it has never been a farm in her lifetime. She states that it has been a house
with a big yard, but it has never been a farm. She also mentions that she worries about
where this Wine Garden is going to be. She states that she does not want a Wine
Garden in her neighborhood. Mrs. Oplt asks if business permits are required and if they
have one. She mentions that she thought if you have a swimming pool, it is required by
law to have a fence around it. Director Alley does state that one of the requirements for
the applicant to go forward with the hearing was that the fence had to be removed
unless it was being occupied. Mr. Alley states that he asked to make sure that was being
done. He mentions that under the Illinois state laws, if you have an above-ground pool
that is a height of at least 44 inches, which that one it a fence is not required. He states
that he does not agree with the law; however, that is the law. Mr. Alley also addresses
the it business license, and states that they do have a license through the city and also
with the state for operations.

Chairman McDermott asks Commissioners if they have any questions or comments
regarding this application.

Commissioner Herington mentions that he keeps hearing the word “business”. Putting
a business into the school, plans for what he is going to do in the future. My question
is, if we approve this, we would have no control over what he might or might not want
to do. Director Alley states that you do, in fact that everything that the applicant is
proposing to do when you look at the approved uses; those are the items that he is
proposing to do. Commissioner Herington asks what about putting something in the
school building that would be a business. Mr. Alley states he is not proposing that at
this time. Both the Mayor, Heather, and I have met with him, and everything that he
has talked about fits into agribusiness. Mr. Alley states that the applicant is using the
word “business” because it is his business, but it is all related to agribusiness.

Commissioner Herington questions why, if that school is that old, it is not designated
as a historical site. Mr. Alley asks Mr. Kniffin if they are still in the process of trying to
make that building a historical site. Mr. Kniffin replies that he has brought in the St.
Louis Historical Society, and they were on the fence with it. Mr. Kniffin states that
there are 6 plus months of paperwork, hearings in Springfield; however, I do believe it
deserves to be a historical building. He mentions that this building was built in the
1920s as part of the government education expansion, where they built these structures
across the country to help neighborhoods that only had single, little 1-room
classrooms, helping to standardize education. Director Alley does mention that he
believes that he can pursue this locally through the Saint Clair County Historical
Society. He does mention it is not the same designation, but this building is on the
Saint Clair Historical Society map.



Commissioner Herington also states that another concern is what everyone who lives
in this neighborhood has brought up: the concern for traffic. The ingress/egress issue
with roads, bringing more traffic into the neighborhood, and he states that he feels like
there is a lot of residential property, and re-zoning is doing the residents a disservice.
Commissioner Herington mentions that it seems the city wants to cooperate with this
individual by giving him property so that we do not have spot zoning. Mr. Alley states
he does not want to use the word “give” because the city is allowing parcels that the
city owns to be rezoned. Mr. Alley states that we are being accommodating, and as far
as traffic goes, and hearing these comments, he states that he would like to meet with
the police chief and have a discussion about some solutions. Mr. Alley states that he
believes he already has a couple in mind, with one mainly being to do everything
possible to have people come in instead of using Highland and Sycamore, and have
them come off of Hillside. Mr. Alley states it is a wider road, you are not going by as
many residential properties, and would be going 157 to 89t street up Hillside, and
would have a lot less impact on the residents. Mr. Alley states that the police chief is
going to really be the one to make that determination. A general discussion was held
with the commissioners and Director Alley to have directional signs, no access signs,
and more.

Chairman McDermott for a motion and a second to approve he application. Planning
Commissioner Hutchison motioned to approve PC 16-25 Zoning Amendment for 9103
Hillside Ave, and was seconded by Commissioner Baldwin.

Commissioner Wesemann states that if Mr. Alley is going to talk to the chief of police
for solutions, is it possible to “Table” this and find out what the resolution is for
solutions to the traffic? Would the neighbors then be able to be aware of this and then
reconvene? Director Alley states that you would have to withdraw your motion and
then make a different motion.

Planning Commissioner Wesemann made a motion to Table PC 16-25 Zoning
Amendment for 9103 Hillside Ave, and was seconded by Commissioner Herrington. A
general discussion was held with the commissioners.

Planning Commissioner Hutchison motioned to withdraw her vote, and was seconded
by Commissioner Baldwin to withdraw his vote as well.

Roll Call: Pat Herrington, Terry Fowler, Pat Wesemann, Linda Hoppe, Rich Baldwin,
Ashley Hutchison, Bill Hopkins, and Sunyatta McDermott. Motion carried on 6 Yeas,
and 2 Nays.

The following were absent: Kelly Smith and Janice Petroff.
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Whereupon said resolution was declared Tabled and by the Fairview Heights
Planning Commission, this the 12th day of August 2025.

Chairman McDermott asks Commissioners if they have any questions or comments
that they would like to discuss. Commissioner Wesemann mentions that we were very
sad to hear about the passing of Alderman Harry Zimmerman. A general discussion
was held with Chairman McDermott, the commissioners, and Director Alley.

OLD BUSINESS
None

NEW BUSINESS

None

ANNOUNCEMENTS

Director Alley wants everyone to mark their calendars for September 23™ and this will
be the final meeting for the Great Streets Project. This will be the open house where
you will see a draft plan. In October, you will have the draft plan in front of you, and it
is a big plan. What I ask everyone to do is read it ahead of time and have your questions
ready. A general discussion was held with the commissioners and Director Alley.
Director Alley also mentions that the city has finished finalizing the TIF districts for
the mall, Lincoln Hwy, and 159 corridors. Expect to have some hearing in the next year
and some significant new projects.

ADJOURNMENT - The meeting was adjourned at 8:12 p.m.

Respecttully,

Dallas

Alley

Director of Land Use and Development

DA/as

The next regularly scheduled meeting of the Fairview Heights Planning Commission will be on
September 9%, 2025, at 7:00 p.m. in the Council Chambers of the Fairview Heights Municipal
Complex, 10025 Bunkum Road, Fairview Heights, Illinois
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TRANSMITTAL TO PLANNING COMMISSION

APPLICATION NUMBER: PC 16-25

REQUEST: Zoning Amendment to change zoning designation from “R-3” Single
Family Residential to “C” Conservation district, several parcels of land
identified by St. Clair County PIN(s) 02-24.0-301-017, 02-24.0-401-001, 02-
24.0-302-013, 02-24.0-302-014, 02-24.0-302-015, 02-24.0-302-016, 02-24.0-
304-004, 02-24.0-402-001, 02-24.0-302-049, 02-24.0-302-050. VOTE

REQUESTED.
APPLICANT NAME: Brian Kniffin
MEETING DATE: September 9, 2025
ZONING: R3 - Single Family Residential District

PLANNING COMMISSION ACTION:  Consideration of the rezoning application, make
recommendation to the Community Committee and City
Council, which has final authority to approve or deny the
request.

GENERAL LOCATION:
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STAFF ADVISORY

1. BACKGROUND

The subject property is located in the west part of the City, west of IL Rte 157 and south of Interstate 64. The
parcels consist of 11.76 acres and includes greenspace, single family residences, a former school, and
greenhouses.

The property is zoned “R3” Single Family Residential, which is designed as an exclusive single-family district.

The applicant is seeking an amendment to the zoning map to change the zoning designation to “C”
Conservation. The purpose of this district is to encompass areas that are presently undeveloped or sparsely
developed and that, for various reasons, should remain so for the foreseeable future. Tracts of land in this
district, which provide the city with valuable natural resources, open space and aid in maintaining the
stability of the natural environment, should be preserved and protected.

The applicant submitted this petition in order to facilitate a plan for the property. Specifically, the applicant
seeks to continue agricultural activities and to create a wine garden for customers. These actions cannot be
accomplished under the current “R3” zoning designation, which does not permit agricultural activities or a
wine garden. The C zoning district would permit the proposed use.

2. DISCUSSION

Context

The subject site is located in the western portion of the City, west of IL Rte 157, and south of Interstate 64. It
is comprised of ten parcels.

The zoning designation for these parcels is R-3 — Single Family Residential District. This zoning district is
intended as an exclusive single-family district. Zoning Amendments must be approved by the Planning
Commission as established in Development Code Section 14-14-07, Map (Rezoning) and Text Amendment

Procedure.
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Zoning: Site and Surrounding Areas

The zoning and land uses of adjoining and surrounding properties are as follows:
North: R-3 - Single Family Residential;

South: R-3 - Single Family Residential;

West: R-3 - Single Family Residential;

East: R-3 - Single Family Residential.
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Future Land Use: Site and Surrounding Areas

The Fairview Heights Comprehensive Plan
Future Land Use Map identifies the subject
site as Single-Family Detached Residential.
This designation includes areas designated
exclusively or primarily for single family
detached residential structures. Some single-
family residential areas may contain a small
number of duplexes or other single family
attached dwelling, but single family detached
dwellings should be the predominant housing
type and characterize these areas of the
community.
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Site Photograph
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Planning Considerations

I Analysis: Site Development

The applicant is seeking to rezone the subject site to allow agricultural activities and to operate a wine garden.
In deliberations the Planning Commission shall consider if the rezoning is in the best interest for the
community and serves as the highest and best use of the subject site.

Exhibits
1. Applicant’s Narrative and Excerpted Supporting Documents

2. Resolution and Findings of Fact
3. Public notice

5| Page
























Planning Commissioner introduced the following resolution and
moved for its adoption:

RESOLUTION PC 16-25

A RESOLUTION ADOPTING FINDINGS OF FACT RELATING TO APPROVAL OF A
ZONING AMENDMENT FOR HOSTA’S ON THE BLUFF AT
9103 Hillside Ave

WHERE AS, Brian Kniffin, hereinafter referred to as the "Applicant," applied for a Zoning

Amendment for approval for Hosta’s on the Bluff at parcel number 02-24.0-301-017, 02-
24.0-401-001, 02-24.0-302-013, 02-24.0-302-014, 02-24.0-302-015, 02-24.0-302-016, 02-24.0-304-004,
02-24.0-402-001, 02-24.0-302-049, 02-24.0-302-050 commonly known as 9103 Hillside Ave;

and

WHEREAS, the Fairview Heights Development Code requires that major modifications to a
site development plan in the R3 Single Family Residential District be approved as a special use;

WHEREAS, the Applicant has properly applied for a zoning amendment.

NOW THEREFORE, BE IT RESOLVED BY THIS PLANNING COMMISSION OF THE CITY OF
FAIRVIEW HEIGHTS, ST. CLAIR COUNTY, STATE OF ILLINOIS that the Findings of Fact
relating to the request are as follows:

1. That the Applicant appeared before the Planning Commission for a public hearing pursuant to
Section 14-10-8 of the City of Fairview Heights Development Code on August 12, 2025,
and that said public hearing was properly advertised, both of which are incorporated by
reference.

2. That the subject property is zoned "R3” Single Family Residential District.

3. That the Applicant shall be responsible for all City costs incurred in administering and
enforcing this approval.

4. That the Director of Land Use and Development, and his designee, shall have the right to
inspect the premises for compliance and safety purposes.

5. That this Approval shall automatically expire if the use is not initiated within one year of City
Council Approval.

6. That the Applicant shall obtain all required permits and comply with all ordinances and codes.



The motion for the adoption of the foregoing resolution was duly seconded by Commissioner
upon vote being taken thereon, the following voted in favor thereof:
And the following voted against the same: None

And the following abstained: None

And the following were absent:

Whereupon said resolution was declared duly passed and adopted by the Fairview Heights Planning
Commission, this the 12th day of August 2025.

Planning Commission Chairman
ATTEST:

Land Use Director



Planning Commissioner introduced the following resolution and moved for its adoption:
RESOLUTION PC 16-25

A RESOLUTION ADOPTING FINDINGS OF FACT RELATING TO DENIAL OF A
ZONING AMENDMENT FOR HOSTA’S ON THE BLUFF AT
9103 Hillside Ave

WHERE AS, Brian Kniffin, hereinafter referred to as the "Applicant," applied for a Zoning

Amendment for approval for Hosta’s on the Bluff at parcel number 02-24.0-301-017, 02-
24.0-401-001, 02-24.0-302-013, 02-24.0-302-014, 02-24.0-302-015, 02-24.0-302-016, 02-24.0-304-004,
02-24.0-402-001, 02-24.0-302-049, 02-24.0-302-050 commonly known as 9103 Hillside Ave;

and

WHEREAS, the Fairview Heights Development Code requires that major modifications to a
site development plan in the R3 Single Family Residential District be approved as a special use;

WHEREAS, the Applicant has properly applied for a zoning amendment.

NOW THEREFORE, BE IT RESOLVED BY THIS PLANNING COMMISSION OF THE CITY OF
FAIRVIEW HEIGHTS, ST. CLAIR COUNTY, STATE OF ILLINOIS that the Findings of Fact
relating to the request are as follows:

1. That the Applicant appeared before the Planning Commission for a public hearing pursuant to
Section 14-10-8 of the City of Fairview Heights Development Code on August 12, 2025,
and that said public hearing was properly advertised, both of which are incorporated by
reference.

2. That the subject property is zoned "R3” Single Family Residential District.

3. That the Applicant's special use permit for Hosta’s on the Bluff shall be denied, based on the
following criteria




The motion for the adoption of the foregoing resolution was duly seconded by Commissioner
upon vote being taken thereon, the following voted in favor thereof:

and the following voted against the same:
and the following abstained:
and the following were absent:

whereupon said resolution was declared duly passed and adopted by the Fairview Heights Planning
Commission, this the 12th day of August2025.

Planning Commission Chairman
ATTEST:

Land Use Director



A,

FAIRVIEW | rpaRTMENT OF

HEIGHTS
Crossroads of Prosperity LAND USE AND DEVELOPMENT

PUBLIC HEARING NOTICE

Notice is hereby given that a public hearing will be held before the Fairview Heights Planning Commission on
Tuesday, August 12, 2025, at 7:00 p.m. This meeting will be held both in person at the Fairview Heights City
Hall, 10025 Bunkum Road, 62208, and virtually. Parties interested in attending the meeting virtually should
contact Dallas Alley, Director of Land Use and Development, at (618) 489-2061 or alley@coth.org for instructions
and visit the City’s website for an agenda and meeting materials at www.cofh.org.

At this meeting, the Commission will consider a Zoning Amendment in the “R3” Single Family Residential
zoning district for Hosta’s on the Bluff at 9103 Hillside Ave, also identified by St. Clair County PIN(s) 02-24.0-
301-017, 02-24.0-401-001, 02-24.0-302-013, 02-24.0-302-014, 02-24.0-302-015, 02-24.0-302-016, 02-24.0-304-004,
02-24.0-402-001, 02-24.0-302-049, 02-24.0-302-050.

Request was made by Brian Kniffin, 9103 Hillside Ave, Fairview Heights, IL 62208.

All persons desiring to be heard on this proposal may attend either in person or virtually.
Dated this 28th day of July 2025.

FAIRVIEW HEIGHTS PLANNING COMMISSION

BY:  Dallas Alley, Director of Land Use & Development

PC 16-25


mailto:alley@cofh.org
http://www.cofh.org/

10025 BUNKUM ROAD, FAIRVIEW HEIGHTS, IL 62208 P:618.489.2060 WWW.COFH.ORG
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