
  

City of Moline 
619 16 Street, Moline – 2nd Floor 

Council Chambers 

CCoommmmiitttteeee--ooff--tthhee--WWhhoollee  AAggeennddaa  

66::3300  pp..mm..  
 

TTuueessddaayy,,  MMaarrcchh  2266,,  22001133  
 

 

 

 

Oath of Office 
Oath of office for regular commissioned appointment as a Police Officer to Collin J. Hennigar effective 
March 26, 2013 (hire date March 26, 2012). 
 

Questions on the Agenda 
 

Agenda Items  
 

1. Preliminary Planned Unit Development (PUD) Plan and rezoning from B-3 to B-3 PUD - 
Valley View Village (Shawn Christ, Land Development Manager) 
 

2. Final Plat of Valley View Second Subdivision Phase III (Shawn Christ, Land Development 
Manager) 

 
3. Final Planned Unit Development (PUD) Plan and rezoning from B-4 to B-4 PUD - Valley 

View Village (Shawn Christ, Land Development Manager) 
 

4. Acceptance of a Deed of Dedication for a Permanent Utility Easement Adjacent to 3620 
38th Avenue (Scott Hinton, City Engineer) 

 
5. Acceptance of a Deed of Dedication for 38th Avenue Street Right-of-Way Adjacent to 3620 

38th Avenue (Scott Hinton, City Engineer) 
 

6. Other 
 

Informational 
Intersection of 36th Avenue & 75th Street (Scott Hinton, City Engineer) 

 
 
 
 
 
 
 
 
 
 
 
 
 
 



EExxppllaannaattiioonn  
 

1. Preliminary Planned Unit Development (PUD) Plan and rezoning from B-3 to B-3 PUD - 
Valley View Village (Shawn Christ, Land Development Manager) 

 

Explanation: Sam’s Real Estate Business Trust (Sam’s Club) is the contract purchaser of two lots at 
Valley View Village, south side of John Deere Road between 60th and 70th Streets, to construct a new 
retail store and fuel station.  The proposal is a new Preliminary PUD plan that would replace the 
Menards amended PUD approved in 2010.  A major change is to eliminate the secondary east-west 
thoroughfare behind the anchor stores and also the street connection to Valley View apartments.  Copies 
of the staff report, PUD plans, and plat are attached.  The Plan Commission held a public hearing and 
discussed this proposal on March 13, 2013.  The Commission recommends approval (7-1) subject to 9 
conditions which are detailed on the attached supplement sheet.  The developer is working to revise the 
plans to meet these conditions; updated copies will be provided. 
  

Staff Recommendation:   Concur with Plan Commission and also recommend Sam’s relocate the 
members-only fuel station away from John Deere Road to a location on 
44th Avenue. 

Fiscal Impact:   Potential future increase in sales tax revenue due to commercial/retail 
development 

Public Notice/Recording:   None 
Goals Impacted:    Improved City Infrastructure & Facilities; A Great Place to Live; 

Financially Strong City 
 

2. Final Plat of Valley View Second Subdivision Phase III (Shawn Christ, Land Development 
Manager) 

 

Explanation: This subdivision plat will create two lots to be acquired and developed as a Sam’s Club 
retail store (Lot 1) and fuel station (Lot 2). 
 

Staff Recommendation:   Plat is in order but prefers to see Lot 2 (fuel station lot) relocated away 
from John Deere Road to a location on 44th Avenue. 

Fiscal Impact:   Potential future increase in sales tax revenue due to commercial/retail 
development 

Public Notice/Recording: None 
Goals Impacted:   Improved City Infrastructure & Facilities; A Great Place to Live; 

Financially Strong City 
 
 

3. Final Planned Unit Development (PUD) Plan and rezoning from B-4 to B-4 PUD - Valley 
View Village (Shawn Christ, Land Development Manager) 

 

Explanation: Trinity Regional Health System has proposed to construct a medical center in Hiland 
Addition (John Deere Road at 53rd Street) to include express care, family practice, and 
physical/occupational therapy services.  The clinic is proposed for Lot 2 which fronts on John Deere 
Road.  Copies of the staff report and final PUD plans are attached.  The Plan Commission held a public 
hearing and discussed this proposal March 13.  The Commission recommends approval (7-0-1) subject 
to the following conditions: 
 

1. The developer must coordinate with the owners of Hiland Toyota to extend the sidewalk onto the 
adjacent property and connect the sidewalk to the dealership parking lot; and 

2. The developer must coordinate with MetroLINK to find an acceptable final design of the 
proposed bus stop.  

 

Staff Recommendation:   Concur with Plan Commission. 
Fiscal Impact:    None 
Public Notice/Recording:   None 
Goals Impacted:    A Great Place to Live; Financially Strong City 

 



4. Acceptance of a Deed of Dedication for a Permanent Utility Easement Adjacent to 3620 
38th Avenue (Scott Hinton, City Engineer) 

 

Explanation:  A permanent utility easement is necessary adjacent to 3620 38th Avenue to accommodate 
overhead electrical lines being relocated in conjunction with IDOT’s John Deere Road widening project.  
This Deed of Dedication conveys and dedicates the easement.   Additional documentation attached. 
 

Staff Recommendation:   Staff recommends accepting the Deed of Dedication.  
Fiscal Impact:    Rock Island County recording costs. 
Public Notice/Recording:   Record at Rock Island County Recorder 
Goals Impacted:    Strong Local Economy & Improved City Infrastructure & Facilities        
 

5. Acceptance of a Deed of Dedication for 38th Avenue Street Right-of-Way Adjacent to 3620 
38th Avenue (Scott Hinton, City Engineer) 

 

Explanation:  IDOT’s John Deere Road widening project includes the installation of a bike path on 41st 
Drive Connector from 38th Avenue (Coal Town Road) south across the new bridge to the intersection 
with 38th Street near Applebee’s.  This Deed of Dedication provides additional right-of-way along the 
south side of 38th Avenue west of 41st Drive Connector to accommodate a future bike path and private 
utility relocations along the south side of 38th Avenue necessary due to the John Deere Road widening 
project.  Additional documentation attached. 
 

Staff Recommendation:   Staff recommends accepting the Deed of Dedication. 
Fiscal Impact:    Rock Island County recording costs. 
Public Notice/Recording:   Record at Rock Island County Recorder 
Goals Impacted:    Strong Local Economy & Improved City Infrastructure & Facilities        
 



Page 1 of 1 
 

Committee-of-the-Whole agenda supplement – 3/26/13 

Conditions for approval of the Preliminary PUD Plan and rezoning from B-3 to B-3 PUD 
for Valley View Village (Sam’s Club) 

As modified by Plan Commission, PC 13-02 – March 13, 2013 

 

1. The Preliminary PUD shall be amended to include a secondary east-west thoroughfare which 
connects 60th Street to 70th Street, and also connects to 65th Street.  Phasing and extent of 
construction of this thoroughfare shall be determined later in conjunction with the Final PUD 
plans for Lot 4.  The City will not require the street connection now, but reserves the right to 
require the roadway to be built at a later date (note: last sentence added by Plan Commission). 

2. The Preliminary PUD shall show an “optional” (discretionary) street connection from the Valley 
View apartments to the southerly extension of 65th Street.  The City will not require the street 
connection now, but reserves the right to require Sam’s Club to build the street later if warranted. 

3. A circulation plan identifying arterial streets, collector streets, internal circulation, service drives, 
and pedestrian and transit access throughout Valley View Village shall be provided. 

4. The Preliminary PUD shall be amended to relocate the members-only fuel station away from 
John Deere to a location near the store on 44th Avenue.  (note: eliminated by Plan Commission). 

5. The Preliminary PUD shall be further refined to correct roadway misalignments, dead-ends, and 
labeling errors. 

6. The developer shall verify design and placement of the proposed transit route and stops with 
MetroLINK and make any corrections on the Preliminary PUD Plan. 

7. The phasing schedule, design & architectural criteria, and sign criteria approved in 2010 shall be 
retained and remain valid unless new documents are submitted and reviewed by the Plan 
Commission. 

8. The proposed single tenant monument sign “C” exceeds the maximum size of 50 square feet as 
approved with the 2010 Preliminary PUD and must comply when the Final PUD is submitted. 

9. A development agreement or similar commitment to construct the extension of 70th Street and 
extension of the south sanitary sewer interceptor shall be provided prior to Final PUD approval 
of any site located east of the creek and south of 44th Avenue. 

10. Compliance with specific building designs, site improvement and performance standards, group 
development standards, and similar zoning standards shall be determined with each Final PUD 
Plan approval.  This includes utilization and preservation of the adjoining tree-lined creek area as 
an amenity and natural feature. 
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1 MARCH  2013 Moline, IL #4061 Site Signage

FOR AHJ REVIEW - CLIENT APPROVED

APPROVED ON _______________BY___________________  W/  WAL-MART

NOT FOR CONSTRUCTION

Sign “A” (typ of 2)
Existing Shared Multi-Tenant Monument

Construction Detail (Typ of all 3 shared tenant monuments)

Sign “C”
Proposed Single Tenant Monument

Sign “B”
Proposed Shared Multi-Tenant Monument

Menards Panel 100 S.F.
Sam’s Club Panel 100 S.F.

Sam’s Club Panel 90 S.F.

Sam’s Club Panel 100 S.F.
Menards Panel 100 S.F.

23’-7”

4’-3”
4’-3”

23’-7”

4’-3”
4’-3”



PROJECT NARRATIVE AND DESCRIPTION
VALLEY VIEW PUD AMENDMENT NO. 1

MOLINE, ILLINOIS
MARCH 1, 2013

Sam’s Real Estate Business Trust (Sam’s Club), as the contract purchaser, proposes to develop the
property within Valley View Village, along the south side of John Deere Road between 60th and 70th

streets. The subject property will be developed on the 13.75 acre site to the immediate east of the
existing Menards, within the approximate 85 acre Planned Unit Development (PUD) site. The newly
constructed roadway (44th Avenue) provides an east-west connection between 60th and 70th Streets.
65th street will provide a right in/right out access from the east-bound lanes of John Deere Road and
will run north and south, ultimately connecting 44th Avenue and John Deer Road. A Sam’s Club Fuel
Station is proposed to be located at the southeast corner of John Deer Road and 65th Street. The
current property is entirely vacant, with the exception of the creek along the east boundary of the
Sam’s Club parcel. The property is currently zoned B-3 and is subject to the previous preliminary
PUD approval Ordinance No. 3033-2010.

The referenced site is bordered on the south by the Pedcor multi-family residential development,
which serves as the residential component of the previous mixed-use PUD approval. Similar to the
previous proposal, Sam’s Club envisions a variety of uses for the PUD site including restaurant,
specialty retail, large scale retail, hotel, bank, and office components. In combination with the
residential development to the south, this commercial and office center will comply with the vision for
the Rock River Corridor Plan for a mixed-use “village” for this area. As with the previous proposal
for the site, Sam’s Club also utilized the Rock River Corridor Plan as the basis for the overall theme
and design framework for this development. The project concept plan proposes internally orientated
buildings, an internal street network, pedestrian and bike friendly access points and routes,
preservation of existing natural resources within the creek corridor, extensive additional landscaping
and open spaces, and architectural design elements. The project also recognizes the neighboring
land uses by proposing predominantly office, bank and hotel uses in the northeast portion of the site,
closest to John Deere Corporate Headquarters and Black Hawk College, and proposing to utilize
property adjacent to the Farm and Fleet development, to the west, mainly for retail development.
The proposed bus stops on 44th Avenue will prove to be beneficial in the encouragement of public
transportation use.

The project includes extensive infrastructure improvements and extensions that will benefit the City
and adjacent property owners, ultimately providing water and sanitary sewer service east to 70th

Street. Construction for commercial use is completed for the Menards, at the southwest corner of
65th Street and 44th Avenue, and for Green Hyundai, southwest of John Deere Road and 70th Street.
An installment of residential housing has also already been constructed to the south of the Menards
and Proposed Sam’s Club, previously referenced as Pecdor multi-family residential development.



E-Mail: schrist@moline.il.us 
   By:

Required, 
Suggested, or 
Information

Section of 
Code Comments

Information

You have submitted a preliminary PUD and final plat for approval.  Note that a 
Final PUD for the building sites must be submitted and approved by the Plan 
Commission prior to obtaining building permits.  Staff will have comments 
specific to the Sam's Club building elevations and site but will withhold those 
comments until a Final PUD is submitted.  If you wish to submit a Final PUD at 
this time, please refer to Sec. 35-3705(3) for submittal requirements.

Information, 
please respond

The Planning & Development Department hired Stanley Consultants, Inc. to 
prepare a traffic and access evaluation for Valley View Village.  The report 
identified concerns with queuing, capacity, and access points on 44th Avenue and 
recommends construction of the east-west street and a north-south connection to 
the apartments.  A copy is attached for your information.

Staff wishes to reiterate its concerns about congestion on 44th Avenue which will 
lik l l f li i i f h d i b hi d h / d

Return to:

Project Comments
Project Name: Sam's Club store and fuel station, Preliminary PUD and Final Plat
Reviewing Department: Planning & Development
Name of Reviewer:  Shawn Christ
Phone: 309-524-2050

Suggested

likely result from elimination of the east-west drive behind the Sam's/Menards 
stores.  Customers, employees, delivery trucks, pedestrians, cyclists, and bus 
transit vehicles will be sharing a single 2-lane thoroughfare for the entire 85-acre 
commercial development.  The planned east-west drive would greatly ease that 
congestion.  A north-south street connection to the apartment complex is less 
important but would benefit those residents.

Suggested

We also restate our opinion that the fuel station is for members-only and should 
not be separated from the store on John Deere Road.  The fuel station should be 
relocated to a site adjoining the store on 44th Avenue.

Required 35-3705(2)

Please show a conceptual buildout on Lot 2, perhaps what was shown on the 
original preliminary PUD.  Please also show the generalized site improvements 
which exist on the Green Hyundai site.  I can provide the Final PUD for reference 
if needed.

Required 35-3705(2)

Please submit a new conceptual landscaping plan for Valley View Village or 
resubmit the previously approved plan if you wish to retain it as part of this 
amendment.

Required 35-3705(2)
Please submit a conceptual signage plan for Valley View Village which includes 
the changes proposed by Sam's Club.



Required 35-3705(2)

Please submit a traffic circulation plan for Valley View Village which includes 
the changes proposed by Sam's Club.  This plan should respond to the findings of 
the City's traffic and access evaluation prepared by Stanley Consultants. 

Required 35-3705(2)
Please provide a general written description of the proposed PUD which includes 
the items listed at Sec. 35-3705(2)(d)(4), as applicable.

Required 35-3705(2)

The tree-lined creek adjoining your east property line is a natural feature which 
should be preserved and highlighted as a feature/amenity within the development.  
A conservation (and perhaps drainage) easement should be added to the plat to 
help protect this area from clearcutting and encroachment.  The walkway/nature 
trail shown on the PUD plan should be identified as such.

Required 35-3301.1
A 20-foot rear setback line should be shown on the PUD plan and plat (not 10 
feet).

Suggested

It appears the PUD plan is missing a portion of the planned second phase of 
Valley View Apartments.  Either show the entire future phase or eliminate what 
is shown east of the creek.  The annotation regarding the proposed medical center 
can also be eliminated.

Suggested
The 30-foot rear access easement should be extended eastward through the site 
along the rear property line as was done on the Menards site.

Required 29-4122
If there will be any restrictive covenants for this subdivision they must be 
submitted at this time.

Will there be any public streets, alleys, open space, utilities, or other 
improvements constructed as part of this subdivision?  If so, please submit the 
appropriate surety and offer of irrevocable dedication as prescribed in the 
Subdivision Code If not all references to the dedication of improvements may

Required 29-4122
Subdivision Code.  If not, all references to the dedication of improvements may 
be removed from the plat.

Required 29-4122 Add a Plan Commission Certificate to the plat.

E-Mail: ewilliams@moline.il.us 
   By:

Required, 
Suggested, or 
Information

Section of 
Code Comments

I have no issues with the intent of the project, but of course will need the typical 
stormwater information when they get to that point.  They will be able to utilize 
the detention ponds currently on the Valley View Village property, since they 
were designed with a capacity to allow for the development north of the 
apartments to John Deere Road, and west of the creek.   

Reviewing Department: Engineering - Environmental
Name of Reviewer:  Erica Williams, Environmental Manager
Phone: 524-2363
Return to:
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STAFF REPORT 
Department of Planning and Development 

PC 13-02 
March 13, 2013 

 
GENERAL INFORMATION 
 
Owner/Applicant: Menard, Inc. (owner) 
 Sam’s Real Estate Business Trust (applicant & developer) 
 
Requested Action: Approval of an amended Preliminary Planned Unit Development 

(PUD) Plan and rezoning from B-3 PUD to B-3 PUD for Valley 
View Village; and approval of the Final Plat of Valley View 
Second Subdivision Phase III. 

 
Location:   South of John Deere Road between 60th and 70th Streets, north of 

Valley View Apartments 
 
Size of Tract: 85.17 acres 
 
Existing Land Use: Vacant/agricultural  
 
Existing Zoning: B-3 Planned Unit Development 
 
Surrounding Land Use: Commercial, high-density residential, vacant 
 
BACKGROUND 
 
Sam’s Club has contracted to purchase two lots at Valley View Village to construct a new Sam’s 
Club store and a fuel station.  The proposed retail store would be located on a 17-acre tract 
immediately east of the Menards store on 44th Avenue.  The proposed fuel station would be 
located on a 1-acre tract at the southeast corner of John Deere Road and 65th Street.  The 
applicant has proposed to eliminate a planned east-west thoroughfare and also a street connection 
to Valley View Apartments.  With these proposed changes, Sam’s Club has proposed an 
amended Preliminary Planned Unit Development (PUD) plan for Valley View Village.  A 
conceptual plan showing this proposal was discussed at the January 9 Plan Commission meeting. 
 
You will recall the original Preliminary PUD for Valley View Village was designed with the 
principles and goals stated in Moline’s Comprehensive Plan and also the North Rock River 
Corridor Plan.  The Corridor Plan recommends a mixed-use village or “corridor village” concept 
on this site to include residential, office, retail, entertainment, and institutional land uses.  The 
plan discusses a “village” character with a variety of activities or a center that incorporates many 
destinations for a variety of purposes, and a place where people can live, work, and shop.  The 
corridor village should also accommodate both automobiles and pedestrians by means of the 
design and development pattern.  The plan called for primary entrances oriented toward internal 
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streets, a defined multimodal circulation system based upon a traditional street-grid format, and 
multiple small parking areas with landscaping and screening. 
 
ANALYSIS 
 
Because this is an amendment to the 2010 Preliminary PUD submitted by Menards, a 
comprehensive review will not be provided with this report.  Rather, the analysis will focus on 
the amendments proposed by Sam’s Club.  Note this Sam’s Club application does not include 
final development plans for the building sites, only a final subdivision plat.  Site-specific Final 
PUD plans will be submitted and reviewed at a later date. 
 
Staff review comments and the applicant’s responses are attached.  Sam’s Club wants to place 
their fuel station on John Deere Road, claiming many members frequent the fuel station without 
a trip to the Sam’s Club store and visibility and access from the highway is important.  
Membership data specific to Moline and the Illinois Quad Cities, as compared to our total 
population and the anticipated fuel station usage, would be helpful.  Until we have a better idea 
of membership demand for this prominent location, staff retains its opinion that the frontage lots 
should be reserved for restaurants, services, and retail stores without an exclusive customer base.  
We feel the fuel station can serve its members at a location near the store on 44th Avenue. 
 
A circulation plan was requested but not provided.  The site plan does show streets but does not 
adequately highlight the circulation patterns for a thorough review.  Planning staff remains 
concerned about Sam’s proposal to eliminate the planned secondary east-west street 
thoroughfare located behind the anchor stores along the south edge of the development.  In 
January, the Planning Department hired Stanley Consultants to review the plans and prepare an 
independent traffic analysis of the proposed development.  Stanley analyzed the proposed 
roadway network and compared this site to similar development sites around the region.  The 
study found that all comparison sites contained two or more thoroughfares with multiple access 
points, and all sites also had an access road behind the larger stores to allow delivery trucks to 
bypass primary development traffic.  Stanley’s report concludes, at full buildout conditions, that 
44th Avenue will be inefficient and provide a poor level of service.  The following are some 
deficiencies identified by the report: 
 

• There are too many access points on 44th Avenue.  This street will operate at maximum 
capacity for a two-lane road without this high concentration of access points. 

• The Menards northeast access drive is too close to 65th Street.  This is the Menards truck 
route which will cause operational and safety problems.  The 65th Street intersection will 
be inefficient and unsafe. 

• Vehicle queuing on 44th Avenue is a concern and will affect not only this development 
but also operations on John Deere Road.  Westbound vehicles are anticipated to backup 
800 feet at 60th Street, but only 200 feet is provided. At 70th Street, southbound right turn 
vehicles will back up into the John Deere Road intersection, and southbound left turn 
vehicles will back up into the through lane.  Longer queues are anticipated on 44th 
Avenue which will block driveways and result in poor traffic operations. 
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Staff agrees with Stanley’s recommendation to not concentrate all operations on a single 
roadway serving 85-acres of commercial development which will include a heavy mix of autos, 
trucks, transit, and pedestrians.  A copy of Stanley’s report is attached, and also a copy of the 
applicant’s response to Stanley’s report.  The applicant has stated that neither Sam’s nor 
Menards intend to utilize this south roadway.  Conditions on 44th Avenue seem acceptable now, 
but only 25% of Valley View Village is developed and future traffic conditions will decline.  A 
rear road will enable Menards to reconfigure their site in the future if warranted  Stanley’s 
findings show that 44th Avenue will be too congested and a secondary route will be necessary 
when the area is fully developed.  Unlike internal drives at other commercial developments, 44th 
Avenue is a public street and must provide an acceptable level of service.  Furthermore, Valley 
View Village is Moline’s largest cohesive development; it must be well-planned and function 
more efficiently than its predecessors. 
 
Staff feels the north-south connection to Valley View apartments is not critical and could be 
eliminated.  Still, this connection would offer two benefits.  First, the street connection would 
provide a more convenient access to businesses and restaurants by car.  Second, it would lessen 
apartment traffic congestion on 60th Street and also the future extension of 70th Street.  The 
apartment owner, Pedcor, does not object to the street connection but does not feel it is necessary 
for its residents.  Pedcor has stated it will support the City’s decision if it determines that a 
connection must be provided. 
 
STAFF RECOMMENDATION 
 
Given the above, staff recommends that Plan Commission recommend approval of the amended 
Preliminary Development Plan and rezoning from B-3 to B-3 PUD for Valley View Village 
based on the conditions listed below.  The Plan Commission’s vote should be in the form of a 
recommendation to be forwarded to the City Council for final consideration. 
 
Proposed conditions for approval of the Preliminary PUD and rezoning, and Final Plat: 
 

1. The Preliminary PUD shall be amended to include a secondary east-west thoroughfare 
which connects 60th Street to 70th Street, and also connects to 65th Street.  Phasing and 
extent of construction of this thoroughfare shall be determined later in conjunction with 
the Final PUD plans for Lot 4. 

2. The Preliminary PUD shall show an “optional” (discretionary) street connection from the 
Valley View apartments to the southerly extension of 65th Street.  The City will not 
require the street connection now, but reserves the right to require Sam’s Club to build 
the street later if warranted. 

3. A circulation plan identifying arterial streets, collector streets, internal circulation, service 
drives, and pedestrian and transit access throughout Valley View Village shall be 
provided. 

4. The Preliminary PUD shall be amended to relocate the members-only fuel station away 
from John Deere to a location near the store on 44th Avenue. 

5. The Preliminary PUD shall be further refined to correct roadway misalignments, dead-
ends, and labeling errors. 
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6. The developer shall verify design and placement of the proposed transit route and stops 
with MetroLINK and make any corrections on the Preliminary PUD Plan. 

7. The phasing schedule, design & architectural criteria, and sign criteria approved in 2010 
shall be retained and remain valid unless new documents are submitted and reviewed by 
the Plan Commission. 

8. The proposed single tenant monument sign “C” exceeds the maximum size of 50 square 
feet as approved with the 2010 Preliminary PUD and must comply when the Final PUD 
is submitted. 

9. A development agreement or similar commitment to construct the extension of 70th Street 
and extension of the south sanitary sewer interceptor shall be provided prior to Final PUD 
approval of any site located east of the creek and south of 44th Avenue. 

10. Compliance with specific building designs, site improvement and performance standards, 
group development standards, and similar zoning standards shall be determined with each 
Final PUD Plan approval.  This includes utilization and preservation of the adjoining 
tree-lined creek area as an amenity and natural feature. 

 
ATTACHMENTS 
 
2010 Preliminary PUD  
Application materials 
Applicant/owner disclosures 
Developer’s project narrative 
Site plans 
Review comments w/ applicant responses 
Stanley Consultants traffic access study for Valley View Village 
KLOA response comments to Stanley traffic study 



VALLEY VIEW SECOND SUBDIVISION PHASE III

MOLINE, ILLINOIS

PLAT OF SUBDIVISION



VALLEY VIEW SECOND SUBDIVISION PHASE III

MOLINE, ILLINOIS

PLAT OF SUBDIVISION
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LUMINAIRE SCHEDULE
Symbol Label Qty File Lumens LLF WattsCatalog Number Description Lamp

A 2 DSX1_LED_2_
30B700_50K_F
T_MVOLT.ies

Absolute 0.95 142.8

B 1 DSX1_LED_2_
30B700_50K_
SR3_MVOLT.i

es

Absolute 0.95 286.4

C 10 WST_LED_1_1
0A700_40K_S
R4_MVOLT.ies

Absolute 0.95 24.2

DSX1 LED 2
30B700/50K FT
MVOLT

DSX1 WITH 2 LIGHT
ENGINES, 700mA
DRIVERS, 5000K LEDS,
TYPE FT OPTICS

ONE 142.8-WATT LED,
AIMED DOWN POS.

DSX1 LED 2
30B700/50K SR3
MVOLT

DSX1 WITH 2 LIGHT
ENGINES, 700mA
DRIVER, 5000K LEDs,
TYPE 3 OPTICS

ONE 143.2-WATT LED,
AIMED DOWN POS.

WST LED 1
10A700/40K SR4
MVOLT

WST LED WITH 1
MODULE, 10 LED?s,
700mA DRIVER, 4000K
COLOR TEMPERATURE,
TYPE 4 LENS

Outdoor Wall Pack
Luminaire to IES LM-79-
08. LUMINAIRE OUTPUT:
1933 Lms.
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STAFF REPORT
Department of Planning and Development

PC 13-03
March 13, 2013

GENERAL INFORMATION

Owner/Applicant: Kevin Koellner, Hiland Holdings, LLC

Requested Action: Approval of a Final Development Plan for Trinity Medical Center 
and rezoning from B-4 to B-4 Planned Unit Development (PUD)

Location:  5401 44th Avenue Drive

Size of Tract: 1.7 acres

Existing Land Use: Vacant

Existing Zoning: B-4 Highway/Intensive Business District

Surrounding Land Use: Vacant, commercial

BACKGROUND

Hiland Holdings, LLC is the developer and owner of the remaining lots at Hiland Addition, 
located at the southeast corner of John Deere Road at 53rd Street.  Trinity Regional Health 
System has proposed to construct a medical center (14,600 sf) to include express care, family 
practice, and physical/occupational therapy services.  The clinic is proposed for Lot 2 which 
fronts on John Deere Road.

ANALYSIS

The subject property was envisioned as a restaurant site when the Preliminary PUD was 
approved in 2005 (copy attached). The two remaining lots to the south were envisioned as 
restaurant and retail sites.  When asked if Trinity would consider relocating to a rear lot, Mr. 
Koellner responded that Trinity requires frontage on John Deere Road and will not relocate, but 
he would continue to market the rear lots to restaurants.  Staff would prefer a restaurant site on 
Lot 2 as originally planned but could accept shuffling the uses, and a clinic could have a 
presence and function very similar to retail shops.

The proposed building is lengthy (65’ x 234’) and is situated north-south on the site with the 
front façade facing west.  The building is within approved setbacks but is located closer to John 
Deere Road than other buildings near the development.  The building will likely block more 
eastbound view of the Hiland Toyota site than originally planned, however, staff is not aware of 
any restrictions against this building placement.



2

The preliminary PUD plan approved in November 2005 did not rezone the site but established 
the following eight (8) conditions to be considered at the time of Final PUD and rezoning 
approval.  Staff’s comments on the proposal’s consistency with each condition follow.

1. Landscape requirements shall be as set forth in Exhibit A Landscaping and Bufferyard 
Standards and contained herein.  The landscaping requirements attached to the preliminary 
PUD were taken from the new zoning code.  A proposed landscaping plan was provided and 
meets requirements.

2. Lighting to follow Illumination Performance Standards as attached and set forth or at 
a minimum perform at or above that level with a roadway/parking lot lighting plan as well as 
pedestrian/amenity lighting plan. A proposed lighting plan and specifications were provided 
and meet requirements.

3. Each lot of record and/or zoning lot shall have a minimum 5’ building setback and 
shall be comprised of landscaped greenspace. Minimum 5-foot setbacks are provided on the 
Final PUD plans.

4. Specific building design standards governing the extent, use, and application of 
exterior materials, fenestration, and modulation/articulation to be applied to all buildings for 
which elevation plans have not been submitted prior to final review as described below. The 
elevation drawings show a raised tower over each of the two entrances for visual interest.  The 
drawings also show an exterior mix of face brick panels, fiber cement masonry panels (2 colors), 
concrete masonry units, stone trim and metal coping, and polycarbonate shade panels above each 
entrance.  These materials are provided on all four sides of the building.  A dumpster enclosure is 
proposed on the south side of the building but is screened on 4 sides as required by code.

5. The inclusion of additional pedestrian amenities (i.e. benches, tables, trash receptacles, 
etc.) which shall be graphically represented and/or verbally articulated within said PUD plans.
The Final PUD shows a sidewalk along 44th Avenue drive which widens to 5 feet near the 
proposed bus stop.  This sidewalk will terminate at the east property line; staff would prefer that 
the sidewalk extend several more feet to connect to Hiland Toyota’s parking lot.  In addition, 
MetroLINK has stated the medical center will be a transit generator and has requested a bus 
shelter and also a turnout lane at the bus stop because 44th Avenue Drive is narrow and will 
block westbound traffic. The developer has stated there is no space or funds available to provide 
a bus lane but will work with MetroLINK to provide a shelter.

6. Potential use of Lots 7, 8, and 9 shall be limited to permitted uses within the B-3 zoning 
district. Not applicable – these lots are located at the south edge of the development.

7. Restrict Outlot A for uses of flood and stormwater storage, access, and utility easement 
purposes only. Not applicable (completed).  The recorded final plats for this subdivision denote 
the use of Outlot A as “detention and flood storage”.  This was a condition for final plat approval 
and the flood storage area has been designed according to this requirement.
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8. Prior to the approval or issuance of building permits for said site, each proposed lot of 
record and/or proposed zoning lot identified for development shall be required to receive a 
review of consistency with the PUD plans and conditions as contained, set forth, and 
incorporated herein as part of the Final PUD approval process. As with this submittal and 
previous submittals, the developer will present a final PUD at the time each lot is sold and/or 
proposed for development.

A conceptual sign plan was provided and is attached.  Staff would prefer a monument-style base 
(no exposed posts) which better matches the style of the Hiland Toyota and Bank Orion signs on 
John Deere Road.  In addition, the applicant has provided a photometric lighting plan which is 
not attached to this report but does meet City ordinance requirements.

Because a rezoning is included with this Final PUD, the Plan Commission will make a 
recommendation and the City Council will issue a decision on this case.

STAFF RECOMMENDATION

Based on the above, staff recommends that Plan Commission recommend approval of the Final
Development Plan and rezoning from B-4 to B-4 PUD with the following conditions:

1. The developer must coordinate with the owners of Hiland Toyota to extend the sidewalk 
onto the adjacent property and connect the sidewalk to the dealership parking lot;

2. The developer must coordinate with MetroLINK to find an acceptable final design of the 
proposed bus stop; and

3. The freestanding sign adjacent to John Deere Road must include a monument-style base 
without exposed posts to match the signs on adjacent properties.

ATTACHMENTS

1. Application materials
2. Site and building plans
3. Applicant/owner disclosure
4. Review comments w/ applicant responses














	03.26.2013 COW

	1. Sam's Club Rezoning

	1. Attachment


	2. Sam's Club Final Plat

	2. Attachment


	3. Trinity PUD

	3. Attachment


	4. DoD Perm Easement

	4. Attachment


	5. DoD ROW

	5. Attachment





