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1. Planning & Development Department Overview

The Planning and Development Department 
provides a wide range of services to the residents, 
businesses, and local governments of Madison 
County.  Similar to traditional planning 
organizations, the department oversees all 
planning, building, and development activities.  
This includes planning, zoning administration, 
buildings permits and inspections, subdivision 
review, site development, and code enforcement.  
Unlike traditional planning organizations 
however, the department also oversees stormwater 
management, landfill inspections, sewer permits 
and inspections, sustainability and recycling 
initiatives, license inspection, and environmental 
testing. 

With an expansive collection of activities, it is 
challenging to provide a succinct organizational 
objective, but the following mission statement 
captures the general purpose of the department:        

 

 
 
 
 
 
 

 
 
 
 
 

 

 

 
 
 
 
 
 

 
 
 
 
 

 

The mission of the Madison County Planning
and Development Department is to provide 
professional advice and technical expertise for
the effective planning, design and management
of development within Madison County and to 
oversee the implementation of the County’s long- 
range master plan; to plan for future growth; to 
manage the environmental resources of Madison 
County and to focus on the long term commitment 
of economic and environmental quality for the 
citizens of Madison County.

The Department primarily reports to the
Planning and Development Committee and the 
Zoning Board of Appeals which meet regularly to 
review zoning petitions, subdivisions, and other 
department business.  The department also staffs 
the Stormwater Management Commission in the 
development of the Stormwater Management Plan.

The Department is staffed by twenty-one (21) full- 
time employees and one (1) part-time employee.

Roxana Junior High xtudents working on their winning designs for the annual Clean Air Bookmark Contest
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The Department also regularly 
contracts with local colleges, 
including SIUE and Saint Louis 
University to hire interns to work 
on special projects and generally 
assist with planning tasks.  The 
Department Administrator and 
Deputy Administrator establish 
the Department’s priorities and 
objectives and handle budget and 
personnel issues.

The Administrator directly 
oversees planning, zoning, 
building, stormwater, and 
sustainability programs while the 
Deputy Administrator oversees
private sewage, solid waste, code  
enforcement, and adjudication. 
The Department is further split 
into working groups where key
staff members manage programs 
and possess direct supervisory
roles.  These include the Office
Manager, Planning Coordinator,  
Development Coordinator, and 
Sustainability Coordinator.  The
Stormwater Coordinator manages 
programs but does not have a 
supervisory role.  In many
cases, duties require additional 
coordination through a point 
person.  While this primarily 
occurs with special projects and 
planning initiatives, regulatory 
overlap and gaps in service
are frequently identified and
addressed as needed.  In any case, 
staff is encouraged to cross-train 
and assist in performing tasks.

Planning & Development Department 2015 Annual Report

Winning designs from the Madison County Clean Air Bookmark Contest.
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2. Ongoing Projects & Planning Initiatives

The following are summaries of the Planning and 
Development Department’s ongoing projects and 
planning initiatives:

I-55 Development Code –
The I-55 Corridor Plan was adopted in 2006 and 
serves as the land use plan for a 30 square mile
area along I-55 between Fruit Road and I-270.  The 
plan was developed through a partnership between 
Madison County, Edwardsville, and Glen Carbon. 
The plan promotes multiple housing options, 
vehicular and pedestrian connectivity, and mixed- 
use developments.  The next phases of the planning 
process involve developing regulations and a
district map to serve as the land development code 
for the area.

Staff has been working with Edwardsville and
Glen Carbon on a draft of the code for the last few 
years. After several public hearings and changes to 
the code, Glen Carbon completed their review and 
adopted the code in December 2015. The City of 
Edwardsville is continuing their review through 
Spring 2016. Madison County will continues its 
review after Edwardsville adopts the code. The 
partners will also adopt an agreement to jointly 
review development applications and adhere to the 
code. 

Countywide Stormwater Management Plan
–The Planning & Development Department is 
completing a Countywide Stormwater Management 
Plan. The purpose of the plan is to address issues 
associated with stormwater for both incorporated 
and unincorporated parts of the county. The 
countywide approach is intended to put everyone 
on the same page and create multi-jurisdictional 
opportunities instead of addressing issues 
individually. Over the last few years planners have 
been working with municipalities and townships to 
identify a wide-range of flooding, drainage, and 
water quality issues and establish best management 
practices to address them. Work on the plan will 
continue through 2016.

Silver Creek Watershed Plan –
 The Planning& Development Department is 

developing a planfor the Silver Creek Watershed, 
which includes Troy, Hamel, Marine, Livingston, 
and Williamsonand Jarvis, Pin Oak, Hamel, St. 
Jacob, and OliveTownships.  The plan is an 
outgrowth of theCountywide Stormwater 
Management Plan andwill identify local project 
that will reduce floodingand water quality issues.  
A draft of the plan was completed in late 2015.  
The plan will be ready foradoption, after final 
comments and revisions areaddressed, in 2016.

Sustainability Plan-
The Planning &Development Department began a 
process ofupdating and finalizing a Sustainability 
Plan.  Thepurpose of the plan is twofold:  1. The 
goals setforth in the plan will guide the grant 
program,which provide a funding source for 
townships andmunicipalities for the completion of 
environmentalprojects.  2. The plan will better 
position theCounty to apply for and receive grant 
funding fromfederal, state, and foundation
sources.  The plan is expected to be completed in 
2016.

Cahokia Creek relocation at Roxana Fill 
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3. Customer Service

Staff began tracking  customer service calls and 
counter visits in 2014.  Customer Service is one of 
the main components to the  Planning & 
Development Department’s programs.  Many of our 
programs begin with customer
service, and the Department is the primary point of 
interaction for many County residents.

Customer interactions average around 900 to
1,000 phone calls and 200 to 300 counter visits
per month.  Although there is some variation
from summer to winter months, the department 
averages over 11,000 phone calls and 3,000
counter visits per year, of which approximately
50% concern building activity, 25% involve zoning 
issues, and the remaining 25% pertain to other 
programs.

Staff will continue tracking customer service 
activities and begin comparing year to year 
interactions in order to further understand
Department activity.

4. Zoning Administration

The zoning ordinance is the primary tool for 
implementing the County’s comprehensive plan 
and is used to regulate land use and development
as authorized by Illinois statutes.  The zoning
ordinance specifies permitted and special
land uses allowed within designated districts
and provides lot and building specifications
to regulate construction, development, and 
business enterprise.  The ordinance also provides 
opportunities to change land use or vary from bulk 
regulations through rezoning, special use permit, 
and variance review procedures.

Planning staff reviews applications for rezoning, 
special use permits, and variances and reports
findings in a staff report.  After all mandated public
notice requirements are met, the Zoning Board
of Appeals holds an on-site hearing and makes a 
recommendation to the Planning and Development 
Committee.  The Zoning Board of Appeals typically 
conducts on-site hearings twice a month.

Zoning applications decreased considerably until 
last year but have increased as building activity  
has increased.  The drop in zoning applications is 
primarily due to changes in the code that now allow 
some activities without special approval.  In 
addition, staff has been more proactive with 
residents and businesses to find solutions without 
the need for a zoning hearing.

Figure 4.1

Residents participate an open house for the Silver Creek 
stormwater plan.  
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5. Building Permits & Inspections

Building codes are necessary to ensure the safe 
construction and occupancy of buildings.  A 
building permit is required prior to construction 
which involves the review of building plans.  Once 
construction has commenced building inspectors 
visit the site at selected milestones to ensure that 
all codes are adequately met. 

Department staff reviews construction documents 
and issues permits with follow-up inspections 
for unincorporated areas of Madison County and 
the Villages of Hamel and Grantfork.  While a 
handful of commercial permits are issued each 
year, the majority of building activity is residential, 
including new homes, additions, and accessory 
buildings.  

As shown in Figures 5.1 to 5.5, building activity 
have been increasing the last few years.  Most 
notably, permits for new  single-family residential 
homes are at a 5-year high.  With 136 new 
single-family home permits issued in 2015,  
building activity is nearing pre-recession levels.  
Another notable item is residential additions and 
alterations which have rebounded after a decrease 
in 2014.

Along with new homes, inspections have likewise 
increased over the last five years.  There is a 
correlation between an increase in new homes and
inspections because each new home requires fifteen
(15) inspections while additions or alterations only 
require a few inspections depending on the extent 
of the project.

Building Inspections 3140 3175 3425 3551 4004

Residential Permits 67 77 109 133 136

Residential Addition-Alteration 107 106 99 77 111

Commercial Permits 4 5 3 15 19

Commercial Addition-Alteration 9 4 6 6 4

2011 2012 2013 2014 2015Figure 5.1

Figure 5.2 Figure 5.3 Figure 5.4
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6. Development Permits & Inspections

Development permits involve
fill, grading, site development, subdivision
construction and nearly any activity during which 
land is disturbed.  While permits are necessitated 
by the stormwater, zoning, and subdivision codes, 
it wasn’t until 2012 that staff began working on 
procedures to formalize permit and inspection 
procedures.

The most notable review activity are permits for 
new subdivision development.  New subdivisions 
involve road installation, stormwater and
drainage facilities, and site runoff and erosion 
control, which requires the review and approval
of engineered plans.  Staff reviews plans to ensure
that construction specifications meet codes before
issuing a permit.  Once a permit is issued, the
site is monitored weekly to ensure continued 
compliance with the code.  After all improvements 
are completed, staff will continue to monitor a
new subdivision to make sure that streets and 
drainage facilities are working properly and don’t 
require repair.  Then, after a year, steps are taken
to dedicate streets and improvements.  While there

have been fewer subdivision development in the 
last few years, one permit can take several years 
and numerous inspections before it’s closed-out.

Another permit process that was recently 
implemented is grading permits.  These are 
required for site work greater than 10,000 square 
feet as per the Stormwater Ordinance.  In addition 
to other provisions, grading permits require 
erosion control and constant monitoring.  As many 
as 40 grading permits may be active at one time, 
and, similar to subdivision permits, they may take 
many months to close-out.

Planning & Development Department 2015 Annual Report

Madison County hosts a Household Hazardous Waste pickup

Accessory Building Permits 90 106 94 96 133

Barn Permits 49 44 54 60 60

Demolition Permits 46 48 49 64 64

Demolition Inspections 97 103 8 7 84 99

Electrical Permits 153 161 185 190 176

Manufactured Home Permits 3 3 3 2 4

Modular Home Permits 0 0 0 0 3

Roof Permits 57 94 43 47 38

Sign Permits 2 6 9 5 6

Swimming Pool Permits 41 55 42 42 57

2011 2012 2013 2014 2015Figure 5.5
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7. Subdivision Plats

 
 
 
 

 

 
 
 
 
 
 
 
 
 
 

Subdivision requirements provide minimum lot
specifications and standards for development in
order to ensure the orderly platting of lots for 
future development and to provide a record for the 
ownership of a property.  The ordinance includes 
platting requirements, utility easements, site 
drainage, and design standards for streets.

Subdivision plats increase after decreasing the past 
couple of years five years, as shown in Figure 7.1.In 
order to understand why, staff conducted an in 
depth analysis of subdivision developments since 
2000.It was discovered that nearly 50% of all lots 
that were platted have not been built upon.  Nearly 
700 platted lots remain un-built.  A higher 
percentage,80-90% of total lots, will need to be 
purchased and built upon before subdivision 
development will really pick up.  If the lots remain 
unbuilt and we start seeing an uptick in 
subdivision platting, this may be a sign that 
half-empty subdivisions are no longer viable, which 
is not a sign of healthy growth.Staff continues to 
monitor building activity as it relates to 
subdivisions.

Figure 7.1

 
 
 
 
 

 
 
 
 
 

 

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 

 

 

 
 
 
 
 

 
 
 
 

 

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 

 

 

8. Sustainability & Recycling Initiatives

The Planning & Development Department has 
sponsored recycling and waste reduction programs 
for over twenty (20) years.  The program has 
primarily concentrated on public education and 
promotional events in an effort to encourage 
residents and schools to reduce the amount of
garbage that goes into the landfill.  The program
has also provided grants to municipalities, 
townships, and schools to pay for wood chippers, 
composting equipment, and the use of recycled 
materials (to name a few).  Overall the program, 
which is considered a leader in the St. Louis region,
has enjoyed considerable success and continues
to be a hallmark of the Planning & Development 
Department.

For educational objectives, Planning & 
Development has reached new levels in air
quality outreach.  Sponsoring the fourth annual 
Metro East Community Air and Health Forum, 
Planning & Development registered over 125 
attendants to learn about air quality, health, and 
best management practices from thirty resource 
tables and leading research experts.   The regional 
event is free to the public, and is a partnership 
between Madison County Health Department, St. 
Clair County, American Lung Association, SIUE 
School of Nursing, and MCT.  In conjunction with 
these same partners, the Green Schools program 
simultaneously hosts an Air Quality Bookmark 
Contest.  Entries from over 900 students were 
received, making the 2015 contest the largest yet 
for Madison County.

Over $252,714,000 in funding was allocated to 
twenty (20) townships and municipalities for 
sustainability  grants.  The majority of the projects are 
for were energy efficiency retrofits, stormwater 
management, salt sheds, ADA compliance.  The 
Green Schools  grants totaled $16,117 to eleven (11)
schools for lighting retrofits, composting, recycling,
stormwater and landscaping and other solid waste
garden projects.
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The Department’s Stormwater Management 
activities primarily include the continued 
development of the Stormwater Management 
Plan, coordinating the MS-4 Co-Permittee 
program, and
responding to flooding complaints and issues.

 
 Over the last few years several improvements to 

the MS-4 program have been undertaken and 
improvements will continue into the future.
The
program involves the implementation of six (6)
EPA-mandated control measures.  The control

measures include public education & outreach, 
illicit discharge & elimination, construction site 
runoff control, post-construction runoff control, 
and pollution prevention or good housekeeping.  
The MS-4 Co-Permittee group includes twenty-
six (26) member communities, including 
municipalities and townships, within the urbanized 
area of Madison County.  Madison County 
coordinates the program.  

The partner communities have been proactive 
in pre- and post- site runoff issues with the 
development of an annual CESSWI training and 
certificate testing.  CESSWI stands for Certified 
Erosion, Sediment, and Stormwater Inspector.  
The training provides Co-Permittee partners with 
the skills necessary to complete erosion control 
inspections.  Erosion and sediment is the main 
source of pollution from construction site runoff.  
As a result of this effort, Madison County has more 
CESSWI inspectors than any jurisdiction in the 
country with over twenty (20) inspectors.  

Staff has also been proactive in prompting partner 
communities to enforce adopted stormwater 
ordinances by requiring grading and fill permits.  
Except for NPDES inspections which are overseen 
by the Madison County Soil & Water District, 
regular grading permits and inspections hadn’t 
been regularly completed until a few years ago.        

Another change to the program is the formation 
of a steering committee for the 26 member Co-
Permittee group.  The steering committee develops 
annual objectives for the program and generally 
reviews and evaluates the program’s direction.

One of the main deficiencies of the program is 
public outreach.  The P&D Department regularly 
participates in or sponsors public events to meet 
the requirement, but there is no concerted public 
outreach effort to advance program goals.  Over the 
next few years, staff will develop a public outreach 
component to the program.

Planning & Development Department 2015 Annual Report

Open House for public input on the Stormwater Plan

8. Stormwater Management 
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10. Solid Waste Permits & Inspections

The Department’s Solid Waste program
continues to be a leader for Madison County.  The 
Department is responsible for inspecting permitted
landfills, namely Roxana and North Milam.  To
cover costs of inspections, the Department
receives an annual grant from IEPA.  In addition, 
tipping/host fees are charged for each truckload of
refuse “tipped” at the landfill.  The Department’s
environmental programs are funded by the fees, 
and the County shares money with municipalities 
and townships through the environmental grant 
programs.

In addition to permitted sites, staff also inspects 
unpermitted dump sites and works to have them 
cleaned up.  The Department also issues waste 
hauling stickers.  Trucks are required to have 
stickers in order to bring household waste to a
permitted landfill.

Solid waste activities remain steady from year
to year.  It is notable that during a recession or
slow economic times, less waste is brought to the
landfill, which decreases fees.  Solid Waste staff
typically completes inspections for around sixty
(60) permitted sites and eighty (80) unpermitted 
sites per year.  Waste hauling stickers typically 
reach over 600 per year.

Lastly, the Department is responsible for carrying 
out Madison County’s Solid Waste Management 
Plan, which is updated every 5 years.  The plan 
addresses the management of solid waste disposal, 
the need for facility expansion, and additional solid 
waste options.

11. Private Sewage Permits & Inspections

The Department enforces the Private Sewage 
Disposal Ordinance, which allows individually 
maintained sewage systems for homes that don’t 
have access to public sewers.  As with all permitted 
activities, further inspection and follow-up is 
required.  The number of permits for new systems 
often coincides with the number of new homes. 
However, a number of homeowners pull permits to 
replace their existing systems since they typically
last for fifteen (15) years.

The Department also receives a large volume of 
complaints associated with private sewage.  Many 
people fail to regularly maintain their systems,
and some homeowners allow polluted water onto
neighboring properties.  The Department received 
304 complaints in 2015.  For each complaint, an 
inspector visits the property, tries to determine the 
cause of the problem, and works with homeowners
to fix the issue.  This can take multiple visits and
require a court action if necessary.

The Planning and Development Department inspects all 
residential private sewage installations. 

The Planning and Development Department inspects 
each of the County’s landfills.    
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In order to understand the prevalence of private 
sewage issues, staff has been compiling information 
including the population of private sewage systems 
and the location of regular complaints.  Once all the 
information is compiled, staff will begin mapping 
the data and will hopefully be able to understand 
issues for a wider area. 

12. Code Enforcement

The Planning & Development Department is 
responsible for performing property inspections 
based on complaints by residents or violations 
observed by department field staff.  If the 
inspector discovers a violation to the property 
maintenance, building, or zoning codes, property 
owners are notified of any violations and are given 
a reasonable period of time to comply with the 
zoning ordinance.  

Dilapidated structures within the County are also 
inspected and condemned when necessary.  If 
deemed unsafe, the department will file a petition 
with the court requesting an order to force the 
demolition of the structure. 

The department also inspects property for 
compliance with county nuisance ordinances and 
other state environmental laws.  The most frequent 
complaints are for noxious weeds, noise pollution, 
water pollution and air pollution.  Most of the 
inspections are initiated by phoned-in complaints, 
which present difficulty in assessing activity. 

Planning & Development Department 2015 Annual Report

Used tires are collected on an ongoing basis and properly 
disposed of on a regular basis.

Property maintenance violations often include tall 
grass and derelict vehicles.  



13. Revenue Generated from Fees

Figure 13.1 shows the amount of revenue the Planning and Development Department has generated 
through fees for services and fines due to ordinance violations.

Fees and Fines

Residential Permits 78,271.45 122,034.00 124,139.80 140,578.45 140,061.60

Residential Addition-Alteration Permits 27,988.70 21,186.10 20,050.10 20,354.50 25,116.00

Accessory Building Permits 2,536.8 0 15,098.90 14,242.30 19,078.95 29,515.85

Barn Permits 11,601.00 15,025.9 0 15,848.90 19,461.00 12,741.25

Commercial Permits 2,889.85 2,130.00 2,130.00 12,371.65 19,529.00

Commercial Addition-Alteration Permits 2,605.90 11,901.5 0 11,901.50 2,788.50 9.070.00

Demolition Permits 4,203.00 4,320.00 4,680.00 5,490.00 5,760.00

Electrical Permits 8.140.00 9,250.00 9,250.00 9,720.00 8,600.00

Manufactured Home Permits 878.10 0.00 282.80 227.00 979.25

Modular Home Permits 0.00 2,130.40 2,130.40 0.00 2,192.80

Roof Permits 8,510.00 4,070.0 0 4,020.00 4,370.00 3,470.00

Septic System Permits 15,850.00 18,100.00 18,150.0 0 11,300.00 20,150.00

Sign Permits 757.60 1,388.80 1,422.40 1,510.48 746.40

Swimming Pool Permits 5,912.00 4,407.60 4,007.60 4,390.00 5,920.80

Zoning Hearings 19,950.00 24,006.05 24,186.05 12,025.00 24,496.25

Subdivision Applications 4,130.00 6,110.0 0 5,360.00 4,830.00 9,130.00

Code Hearing Fines 1,050.00 450.00 0.00 2,450.00 6,700.0 0

Waste Hauling Permits 36,840.00 35,520.00 36,060.00 45,840.00 47,445.00

Home Loan Inspections 50.00 250.00 300.00 250.00 100.00

Private Sewage Contractors’ Licenses 6,250.00 6,250.0 0 5,225.00 5,600.00 3,400.00

Laboratory Analysis 42,006.00 35,084.00 4,750.00 3,150.00 3,850.00

Intergovernmental Plumbing Inspections 3,180.00 2,255.00 2,255.00 3,135.00 2,255.00

Totals $372,721.40 $314,652.59 $310,391.85 $328,920.53 $381,229.20

2011 2012 2013 2014 2015Figure 13.1
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14. Valuation

Figure 14.1 shows the valuation of improvements that were issued a permit by the Planning and
Development Department over the last five (5) years from 2011 to 2015.

Planning & Development Department 2015 Annual Report

Accessory Residential 2,937,361.59 4,877,029.72 3,647,553.48 3,423,188.20 5,332,875.67

Addition Commercial 225,268.08 1,336,875.84 0.00 1,459,946.40 0.00

Addition Residential 5,339,769.98 6,870,476.64 4,437,351.78 3,702,361.10 4,593,317.92

Addition Garage 0.00 0.00 0.00 26,000.00 0.00

Alteration Commercial 2,237,000.00 0.0 0 1,414,500.00 51,000.0 0 1,135,500.0 0

Alteration Manf. 0.00 0.00 0.00 0.00 9,070.0 0

Alteration Residential 845,113.00 730,160.00 632,970.00 285,700.00 564,722.00

Barn 2,748,512.72 2,775,055.40 3,394,322.86 3,660,961.04 2,758,523.75

Commercial 819,385.20 1,064,516.02 959,360.00 4,472,823.37 6,155,970.98

Demolition 300.00 0.00 0.00 115,800.00 6,500.0 0

Electrical Upgrade 1,519,462.00 403,445.00 476,055.68 333,153.00 437,059.00

Electrical New 25,600.00 10,629.00 14,150.00 34,000.00 1,085,127.00

Manufactured Home 0.00 152,817.60 0.00 93,280.0 0 175,800.00

Man Home w/ SUP 227,008.64 210,767.20 0.00 0.00 0.00

Misc Non-Building 810,000.00 286,000.00 580,000.00 791,000.00 277,942.00

Modular Home 0.00 0.00 564,063.32 0.00 469,907.40

Renewal 15,000.00 119,000.00 185,400.00 15,500.00 212,528.70

Residential 18,195,949.73 19,418,436.94 28,998,591.57 34,708,736.48 34,152,774.91

Roof 327,580.78 849,934.51 262,818.00 432,497.25 254,200.25

Aerobic 381,604.77 235,867.00 256,415.00 190,787.00 348,015.00

Septic 152,800.00 133,365.00 174,830.00 157,920.00 194,300.00

Sand Filter 29,300.00 29,500.00 42,150.00 16,650.00 18,000.00

Sign 9,000.00 91,904.00 116,525.80 215,100.00 28,443.00

Swimming Pool 1,105,377.00 1,561,473.00 1,438,373.00 1,404,073.00 1,609,195.00

Temp Pool 1,600.00 150.00 0.00 0.00 0.00

TOTALS   $37,952,993.49 $41,157,402.87 $47,595,430.49 $55,590,476.84 $59,819,772.58

2011 2012 2013 2014 2015Figure 14.1 Building Permits
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