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Project Title/ 
Address: 

General Amendment for Off-Premise Signs in the CBD-1 & 
CBD-2 zoning districts 

City Staff: Russell Colby, Planning Division Manager 
 

 Please check appropriate box (x) 

 PUBLIC HEARING 
4/22/14 X 

MEETING 
4/22/14 X 

APPLICATIONS UNDER CONSIDERATION: 

General Amendment 

ATTACHMENTS AND SUPPORTING DOCUMENTS  

Staff Report  

Application  

  

EXECUTIVE SUMMARY: 

 
Mr. Terry Grove is the owner of a property located at 309 N. 2nd St. (IL Route 31). This lot has no 
street frontage and is located between lots with frontage on N. 2nd St. and N. 4th St. 
 
Mr. Grove has found that the lack of signage along N. 2nd St. has hindered tenants in the building from 
having adequate visibility to passing traffic. The lack of signage also makes it difficult for visitors to 
locate the building. 
 
Mr. Grove has request that the City amend the sign regulations in the Zoning Ordinance to permit off-
site signs for lots in the downtown (CBD-1 and CBD-2) districts that lack street frontage. He has noted 
that his lot is unique in the downtown, as most lots have some street frontage due to the small block 
configuration. 
 

RECOMMENDATION / SUGGESTED ACTION (briefly explain): 

 
Conduct the public hearing and close if all the testimony has been taken. 
 
Staff has placed this item on the meeting portion of the agenda for a recommendation, should the Plan 
Commission feel they have adequate information to recommend on the item tonight. 
 
Staff recommends approval of the General Amendment Application and has provided the attached draft 
Findings of Fact to support that recommendation. 
 

 



 
 
 
 
 
STAFF REPORT 
  
TO:  Chairman Todd Wallace 
  And Members of the Plan Commission 
  
FROM: Russell Colby, Planning Division Manager   
 
RE:  General Amendment to Title 17 (Zoning Ordinance) regarding Off-Premise Signs for lots 

without street frontage in the CBD-1 and CBD-2 Districts 
 
DATE:  April 18, 2014 
______________________________________________________________________________ 
 
I. GENERAL INFORMATION 
 

Project Name: General Amendment – Off-Premise Signs in CBD-1 and CBD-2 
 

Applicant:  Terry Grove 
 

Purpose: Amendment to allow for off-premise signs for lots in the downtown 
without street frontage 

 
II. BACKGROUND 

 
Mr. Terry Grove is the owner of a property located at 309 N. 2nd St. (IL Route 31). This lot has no 
street frontage and is located between lots with frontage on N. 2nd St. and N. 4th St. The lot is not 
officially subdivided, meaning that it was not deliberately created by a City-approved 
subdivision. The building is a commercial structure that has been used for various uses over the 
years, including retail stores, offices and a fitness center.  
 
Mr. Grove has found that the lack of signage along N. 2nd St. has hindered tenants in the building 
from having adequate visibility to passing traffic. The lack of signage also makes it difficult for 
visitors to locate the building. 
 
Access agreements exist to provide vehicular access to the parcel across the property at 305 N. 2nd 
St. Additionally, an easement agreement allows for placement of an off-premise sign for the 309 
property on the 305 lot. 

 
III. PROPOSAL 

 

Mr. Grove has request that the City amend the sign regulations in the Zoning Ordinance to permit 
off-site signs for lots in the downtown (CBD-1 and CBD-2) districts that lack street frontage. He 
has noted that his lot is unique in the downtown, as most lots have some street frontage due to the 
small block configuration. 
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Aerial Photo of 309 N. 2nd St. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
IV. ANALYSIS  

 
The Zoning Ordinance restricts off-premise signs in Section 17.28.080.G, “Prohibited Signs – 
Off-Premise Signs”: 
 

“Signs which advertise a business or service not located on the same lot or within the 
same PUD or Shopping Center, or which otherwise do not relate to the uses permitted on 
the lot or within the same PUD or Shopping Center, such as billboards, are prohibited in 
all districts except PL Districts.” 

 
In reviewing this provision, staff noticed the prohibition on billboards in the PL Public Land 
District is unclear, and this amendment would be an opportunity to clarify the intent of this 
language. 

 
 
V. PROPOSED AMENDMENTS 

 
Staff has drafted the proposed amendment text based upon the applicant’s desired amendment 
and staff’s interest in clarifying the Off-Premise Sign provisions. 
 

Signs which advertise a business or service not located on the same lot or within the same 
PUD or Shopping Center, or which otherwise do not relate to the uses permitted on the lot or 
within the same PUD or Shopping Center, such as billboards, are prohibited in all districts 
except: 
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1. In the PL District, an Identification Sign advertising a business or service may be located 
off-premise on an adjacent lot in the PL District.  

2. In the CBD-1 and CBD-2 District, for lots without street frontage, in lieu of an 
Identification Sign located on the lot, an Identification Sign may be located off-premise 
on an adjacent lot with street frontage in either the CBD-1 or CBD-2 zoning district, 
subject to the authorization of the property owner. 

Any off-premise sign that is no longer utilized shall be removed by the owner of the sign or 
the owner of the property on which the sign is located. 

 
The text limits the placement of the sign to an “adjacent lot” and the ability to install a sign on 
adjacent lot would be subject to the authorization of the property owner. 
 

 
VI. RECOMMENDATION 

 
Conduct the public hearing and close if all the testimony has been taken. 
 
Staff has placed this item on the meeting portion of the agenda for a recommendation, should the 
Plan Commission feel they have adequate information to recommend on the item tonight. 
 
Staff recommends approval of the General Amendment Application and has provided the 
attached draft Findings of Fact to support that recommendation. 
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FINDINGS OF FACT 
GENERAL AMENDMENT 

 
 

1. The consistency of the proposed amendment with the City’s Comprehensive Plan.  
 
The Comprehensive Plan does not directly address sign requirements. 
 

2. The consistency of the proposed amendment with the intent and general regulations of this 
Title. 
 
The proposed amendment is consistent with the intent of Chapter 17.28 “Signs”, to 
balance the need for business signage and economic development with the community’s 
interest in regulating signs to enhance the attractiveness of the City. For lots in the 
Downtown without street frontage, the amendment will allow an identification sign to be 
placed on an adjacent lot in a location that can be seen by passing traffic. 

 
3. Whether the proposed amendment corrects an error or omission, adds clarification to 

existing requirements, is more workable than the existing text, or reflects a change in policy. 
 
The proposed amendment represents a change in policy to permit off-premise signs for lots in the 
downtown without street frontage. The issue of identification signs for lots without street frontage 
was not previously addressed in the ordinance. 
 

4. The extent to which the proposed amendment would be in the public interest and would not 
serve solely the interest of the applicant. 

 
The amendment will apply to all properties in CBD-1 and CBD-2 districts, and specifically to lots 
without street frontage that can meet the other applicable criteria. 
 

5. The extent to which the proposed amendment creates nonconformities. 
 
This amendment will not create any new nonconformities. 

 
 6. The implications of the proposed amendment on all similarly zoned property in the City. 

 
This amendment will apply to all CBD-1 and CBD-2 zoned lots that do not have street frontage. 
















