
                                     
 

City of Highland 
Building and Zoning 

Combined Planning & Zoning Board Agenda 
Virtual Meeting 

February 3, 2021 7:00 P.M. 
1. Call to Order 

 
2. Roll Call 

 
3. General Business:  

Approval of the January 6, 2021 Minutes 
 

4. Public Comment Section 
Persons who wish to address the Combined Planning and Zoning Board regarding items not on 
the agenda may do so at this time. Speakers shall be limited to five (5) minutes or a reasonable 
amount of time as determined by the City Attorney. Any presentation is for informational 
purposes only. No action will be taken. 

 
5. Public Hearings and Items Listed on the Agenda 

Persons wishing to address the Combined Planning and Zoning Board regarding items on the 
agenda may do so after the Chairperson opens the agenda item for public hearing or for public 
comment. Speakers shall be limited to five (5) minutes or a reasonable amount of time as 
determined by the City Attorney. 

 
6. New Business 

a. Steven & Cecilia Kloss (2466 Becker Road, Highland, IL) are requesting to rezone a tract of 
land directly north of 135 Poplar Street from R-1-C Single-Family Residential to Industrial, 
pending annexation. (PIN# 02-1-18-33-00-000-016.006) 

b. Frey Coffee LLC (290 Kingsbury Court, Highland, IL) is requesting a special use permit for a 
drive-through at 12571 State Route 143. (PIN# 02-2-18-32-02-201-005) 

c. TJO Holdings, LLC (875 Albert Avenue, St. Louis, MO) is requesting a variance to Section 90-
242 of the Municipal Code to allow for an unpermitted building material for an addition 
within the C-2 Central Business District at 907 Main Street. (PIN# 01-2-24-05-07-201-018) 

d. The City of Highland (1115 Broadway, Highland, IL) is requesting a variance to Section 90-242 
of the Municipal Code to allow for an unpermitted building material for a public restroom 
within the C-2 Central Business District at 911/913 Main Street. (PIN# 01-2-24-05-07-201-
017, 01-2-24-05-07-201-016) 

e. St. Paul Catholic Church (1412 9th Street, Highland, IL), on behalf of Catholic Pastoral Center 
(1615 W. Washington Street, Springfield, IL), is requesting special use permit for a place of 
public assembly at 1412 9th Street. (PIN# 01-2-24-05-08-203-013) 

f. St. Paul Catholic Church (1412 9th Street, Highland, IL), on behalf of Catholic Pastoral Center 
(1615 W. Washington Street, Springfield, IL), is requesting a variance to Section 90-242 of 
the Municipal Code to allow for windows to cover less than 30% of the upper façade in the 
C-2 Central Business District at 1412 9th Street. (PIN# 01-2-24-05-08-203-013) 

g. St. Paul Catholic Church (1412 9th Street, Highland, IL), on behalf of Catholic Pastoral Center 
(1615 W. Washington Street, Springfield, IL), is requesting a variance to Section 90-242 of 
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the Municipal Code to allow for windows to be oriented in a 2:1 horizontal direction in the 
C-2 Central Business District at 1412 9th Street. (PIN# 01-2-24-05-08-203-013) 

h. St. Paul Catholic Church (1412 9th Street, Highland, IL), on behalf of Catholic Pastoral Center 
(1615 W. Washington Street, Springfield, IL), is requesting a variance to Section 90-242 of 
the Municipal Code to allow for exterior insulated finish system (EIFS) stucco-like material in 
the C-2 Central Business District at 1412 9th Street. (PIN# 01-2-24-05-08-203-013) 

 
7. Calendar 

a. March 3, 2021– Combined Planning and Zoning Board Meeting 
b. Adjournment 

 
NOTICE:  The February 3, 2021 CPZB meeting at 7:00pm will be conducted virtually. To monitor the 
meeting, call 618-882-4358 and use conference ID# 267091. To have a comment read into the meeting 
minutes, email your comment to kkilcauski@highlandil.gov or submit it through our Citizen Request portal 
on our website. 
 
Anyone requiring ADA accommodations to attend this public meeting, please contact Breann Speraneo, 
ADA Coordinator, at 618-654-7115. 
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Meeting Date:  February 3, 2021 
 
From:   Matt Kundrat, Intern  
                                           Breann Speraneo, Director of Community Development 
 
Location:  PIN# 02-1-18-33-00-000-016.006, directly north of 135 Poplar Street  
 
Zoning Request: Rezoning 
 
Description:  Rezoning from R-1-C to Industrial (pending annexation)  
_____________________________________________________________________________________ 
 
Proposal Summary 
 
The applicant and property owners are Steven & Cecilia Kloss (2466 Becker Road). The applicants of this 
case are requesting the following rezoning:  
 

- Steven & Cecilia Kloss (2466 Becker Road, Highland, IL), are requesting to rezone a tract of land 
directly north of 135 Poplar Street from R-1-C Single-Family Residential to Industrial, pending 
annexation. (PIN# 02-1-18-33-00-000-016.006) 

 
The default zoning for properties annexed into the City of Highland is R-1-C. The rezoning from R-1-C to 
Industrial is pending annexation of the property. 
 
Comprehensive Plan Consideration 
 
The Comprehensive Plan and Future Land Use Map are considered policy guides to current and future 
development.  While they do not have the force of an ordinance, it is generally recommended that 
municipalities adhere to the findings, policies, principals, and recommendations in these documents.  
Changes and deviations are permissible, but they should be reasonably justified.    
 
The subject property is denoted as industrial on the Comprehensive Plan’s Future Land Use Map. A 
warehouse is an appropriate use for the industrial district.  
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Zoning Map 
 

  

 
 
Future Land Use Map 
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Standards of Review for Zoning Map Amendments and Findings of Fact 
 
Below are the nine (9) consideration items listed in Section 90-88 of the Zoning Code which the Combined 
Planning and Zoning Board shall take into account while reviewing a zoning map amendment request. 

 
1. Existing use and zoning of the property in question. 

The property is currently zoned Madison County – Limited Manufacturing. The property will be 
annexed in as R-1-C. The property currently hosts a vacant lot and would be used to expand the 
warehouse south of the property.  

 
2. Existing use and zoning of other lots in the vicinity of the property in question. 

Direction Land Use Zoning 
North Vacant Land Madison County M-1 Limited Manufacturing 
South Kloss Furniture Warehouse Industrial 
East Vacant Land Madison County M-1 Limited Manufacturing 
West Poplar Street Storage LLC Industrial  

 
3. The extent to which the zoning map amendment may detrimentally affect nearby properties.   

Nearby property will not be negatively affected. This is a primarily industrial area.  
 

4. Suitability of the property in question for uses already permitted under existing requirements.  
This property will not be used for residential purposes in the foreseeable future. Therefore, R-1-
C is not the most suitable zoning for this property.  

 
5. Suitability of the property in question for the proposed uses. 

The property is suitable for industrial uses, including the proposed use.   
 

6. The type, density and character of development in the vicinity of the property in question, 
including changes, if any, which may have occurred since the property was initially zoned or last 
rezoned.   
The proposed zoning goes with the character of the area. This area is primarily industrial.  
 

7. The effect the proposed map amendment would have on the implementation of the City’s 
Comprehensive Plan. 
The proposed map amendment is consistent with the Comprehensive Plan.  
 

8. The effect the proposed map amendment would have on public utilities, other needed public 
services and traffic circulation on nearby streets. 
There would not be a negative effect on public utilities, other needed public services and traffic 
circulation on nearby streets. 
 

9. Whether the map amendment will promote the health, safety, quality of life, comfort and general 
welfare of the city. 
The map amendment will promote the health, safety, quality of life, comfort and general welfare 
of the city. 
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Staff Discussion 
Staff supports the rezoning of this property from R-1-C to Industrial (pending annexation), as Industrial is 
most appropriate for current and future uses. This rezoning would allow for the expansion of an existing 
business.  

2019 Aerial Photograph 

   

Site Photo 

 

















EXHIBIT B 

 

LEGAL DESCRIPTION OF PROPERTY TO BE ANNEXED TO THE CITY OF HIGHLAND 

PROPERTY TAX I.D. NO. 02‐1‐18‐33‐00‐000‐016.006 

PROPERTY OWNERS: STEVEN R. KLOSS & CECILIA M. KLOSS 

VESTING DOCUMENT NO. 2006R35630 

 

ANNEXATION LEGAL DESCRIPTION: 

A TRACT OF LAND OF THE UNIFORM WIDTH OF 80.00 FEET FROM SOUTH TO NORTH ADJOINING 

CONTIGUOUS TO AND EXTENDED EAST TO WEST 543.00 FEET ALONG THE NORTH LINE OF THE 

FOLLOWING DESCRIBED REAL ESTATE: PART OF THE NORTH HALF OF THE SOUTHWEST QUARTER OF 

SECTION 33, TOWNSHIP 4 NORTH, RANGE 5 WEST OF THE THIRD PRINCIPAL MERIDIAN, MADISON 

COUNTY, ILLINOIS , DESCRIBED AS FOLLOWS: COMMENCING AT THE INTERSECTION OF THE WEST LINE 

OF SAID HALF QUARTER WITH THE NORTH RIGHT‐OF‐WAY LINE OF THE CONRAIL RAILROAD, SAID POINT 

OF COMMENCEMENT BEING 49.50 FEET NORTHWEST OF THE CENTERLINE OF SAID RAILROAD 

MEASURED AT RIGHT ANGLES TO SAID CENTERLINE; THENCE NORTH 0 DEGREES 00 MINUTES 00 

SECONDS EAST ALONG THE WEST LINE OF SAID HALF QUARTER, BEING ALSO THE CENTERLINE OF 

COUNTY HIGHWAY 64 A DISTANCE OF 610.00 FEET TO THE NORTHWEST CORNER OF THAT TRACT 

DESCRIBED IN BOOK 3428 AT PAGE 2287 OF THE MADISON COUNTY RECORDS AND BEING ALSO THE 

POINT OF BEGINNING OF THE TRACT HEREIN DESCRIBED; THENCE NORTH 0 DEGREES 00 MINUTES 00 

SECONDS EAST ALONG THE WEST LINE OF SAID HALF QUARTER 240.66 FEET; THENCE NORTH 90 

DEGREES 00 MINUTES 00 SECONDS EAST 543.00 FEET TO AN IRON PIPE; THENCE SOUTH 0 DEGREES 00 

MINUTES 00 SECONDS WEST 240.66 FEET THE NORTHEAST CORNER OF SAID TRACT DESCRIBED IN THE 

BOOK 3438 AT PAGE 2287; THENCE SOUTH 90 DEGREES 00 MINUTES 00 SECONDS WEST ALONG THE 

NORTH LINE THEREOF 543.00 FEET TO THE POINT OF BEGINNING, SITUATIED IN MADISON COUNTY, 

ILLINOIS.  

EXCEPTING THAT PART CONVEYED TO THE PEOPLE OF THE CITY OF HIGHLAND BY WARRANTY 

DEED (CORPORATION) DATED JANUARY 19, 2003 AND RECORDED MARCH 11, 2003 IN BOOK 4555 AT 

PAGE 5061 AS DOCUMENT NO. 2003R17492, SAID EXCEPTION DESCRIBED AS THE WESTERLY 40 FEET OF 

THE PROPERTY DESCRIBED ABOVE, BEING THAT SAME PARENT TRACT OF LAND DESCRIBED IN THE 

TRUSTEE’S DEED TO KLOSS FURNITURE INTERIORS, INC. AS RECORDED IN BOOK 4091 ON PAGE 1619, IN 

THE RECORDER’S OFFICE OF MADISON COUNTY, ILLINOIS.  
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Meeting Date:  February 3, 2021 
 
From:   Breann Speraneo, Director of Community Development 
 
Location:  12571 State Route 143 
 
Zoning Request: Special Use Permit 
 
Description:  SUP to allow for a drive-through 
  
_____________________________________________________________________________________ 
Proposal Summary 
 
The applicant and property owner is Frey Coffee LLC. The applicant of this case is requesting the 
following Special Use Permit to comply with Table 3.1 of Section 90-201 of the City of Highland 
Municipal Code (hereafter known as the “zoning matrix”): 
 

- Frey Coffee LLC (290 Kingsbury Court, Highland, IL) is requesting a special use permit for a 
drive-through at 12571 State Route 143. (PIN# 02-2-18-32-02-201-005) 

 
The zoning matrix identifies “drive-through establishment” as a Special Use within the C-3 highway 
business district.  
  
Comprehensive Plan Consideration 
 
The subject property is denoted as commercial on the Comprehensive Plan’s Future Land Use Map. A 
drive-through establishment is an appropriate Special Use for the commercial area.   
  
Surrounding Uses 
 

Direction Land Use Zoning 

North O’Reilly’s Auto Parts C-3 

South McDonalds C-3 

East Apartment Complex C-3 

West Basler Electric/ Farm Field Industrial/ C-3 

 
Standards of Review for Special Use Permits 
 
Below are the six (6) consideration items listed in Section 90-79 of the Zoning Code which the Combined 
Planning and Zoning Board shall take into account while reviewing a SUP request. 

1. Whether the proposed amendment or Special Use is consistent with the City's Comprehensive 
Plan;  

The proposed Special Use is consistent with the Comprehensive Plan. 
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2. The effect the proposed amendment or Special Use would have on public utilities and on traffic 
circulation;  

The proposed Special Use would not have an adverse effect on public utilities or traffic 
circulation on nearby streets. 
 

3.  Whether the proposed design, location and manner of operation of the proposed Special Use 
will adequately protect the public health, safety and welfare, and the physical environment;  

The proposed Special Use will adequately protect the public health, safety and welfare, and the 
physical environment. 

4. The effect the proposed Special Use would have on the value of neighboring property and on 
this City's overall tax base;  

The proposed Special Use will not have a detrimental impact on the value of neighboring 
property or on the City’s overall tax base. 

5. The effect the proposed Special Use would have on public utilities; and 

The proposed Special Use will utilize public utilities. 

6. Whether there are any facilities near the proposed Special Use, such as schools or hospitals that 
require special protection. 

There are no facilities nearby that require special protection.  

Staff Discussion 

A coffee drive-through establishment would be an asset to the community and this proposal would 
make use of a currently vacant lot. The applicant has proposed to meet all necessary site requirements, 
including drive-through queuing, parking, and setbacks. Each of these items will be verified in the 
permitting phase. Traffic studies have recently been performed in the general area and this is an ideal 
area for a drive-through.  
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Aerial Photograph 

 

Site Photos 
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Meeting Date:  February 3, 2021 
 
From:   Breann Speraneo, Director of Community Development 
                                              
Location:  907 Main Street  
 
Zoning Request: Variance 
 
Description:  Variance to allow for corrugated steel within the C-2 district 
_____________________________________________________________________________________ 
Proposal Summary 
 
The applicant and property owner for this case is TJO Holdings, LLC. The applicant of this case is 
requesting the following variance to Section 90-242 of the City of Highland Municipal Code: 
 

- TJO Holdings, LLC (875 Albert Avenue, St. Louis, MO) is requesting a variance to Section 90-242 
of the Municipal Code to allow for an unpermitted building material for an addition within the 
C-2 Central Business District at 907 Main Street. (PIN# 01-2-24-05-07-201-018) 

 
In order for the applicants to be granted variance approval, the request must first be reviewed and 
approved by the CPZB as per 90-93 ‘Variances – Public hearing and notice requirements’ of the Zoning 
Code. 
 
Section 90-242 of the City of Highland Municipal Code 
 
Prohibited building materials. The following materials are generally prohibited on the building exterior 
visible from the street or alley: corrugated metal, corrugated fiberglass, aluminum siding, imitation rock 
work, mirror or metalized reflective glass, plywood, masonite, structure and chip board siding, exterior 
insulated finish system (EIFS), vinyl siding, metal siding other than copper, cinder block, split-face block 
or pre-cast panels. The combined planning and zoning board may permit the limited use of the above 
materials on a case by case basis and may also reject other exterior materials that do not complement 
the historic character of the central business district or that do not further the redevelopment plan for 
the square. 
 
Land Use and Surrounding Properties 
 

Direction Land Use Zoning 
North Single-Family Residence C-2 
South City Square C-2 
East Vacant Lots C-2 
West Starlight Dance C-2 
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Standards of Review for Variances 

Below are the seven (7) consideration items listed in Section 90-94, Section (1) Item (b) of the Zoning 
Code which the Combined Planning and Zoning Board shall take into account while reviewing a variance. 

1. The applicant acquired his property in good faith and where by reason of exceptional 
narrowness, shallowness or shape of his specific piece of property at the time of the effective 
date of this code, or where by reasons of exceptional topographical conditions or other 
extraordinary circumstances, that the strict application of the terms of the zoning regulations 
actually prohibit the use of this property in the manner similar to that of other property in the 
zoning district where it is located;  

The need for a variance is the result of this property being located within the C-2 central 
business district. Corrugated steel is a permitted building material outright in other zoning 
districts.  

2. The proposed variance is consistent with the general purpose of this chapter, Section 90-1; 

It is consistent.  

3. Strict application of this chapter of which the variance is requested would constitute 
unnecessary hardship upon the property owner represented in the application;  

If a variance is not granted, the applicant will be required to use stone, marble, face brick, 
decorative wood trim and copper. 

4. The proposed variance is the minimum deviation from such requirements that will alleviate the 
difficulties/hardship and allow a reasonable return on the property;  

It is the minimum deviation. 

5. The variance requested arises from such condition which is unique to the property in question 
and which is not ordinarily found in the same zoning district and is not created by an action or 
actions of the property owner or applicant;  

The C-2 Central Business District design standards cause a need for this variance. The design 
standards give the Combined Planning & Zoning board the authority to allow for the use of 
certain building materials on a case by case basis.  

6. The peculiar circumstances engendering the variance request are not applicable to other 
property within the district, and therefore, that a variance would be a more appropriate remedy 
than an amendment (rezoning); and  

The variance is a more appropriate remedy than an amendment to the zoning code. 
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7. The variance, if granted, will not alter the essential character of the area where the premises in 
question are located, nor materially frustrate implementation of this city's comprehensive plan.  

The variance will not alter the essential character of the area.  

In granting a variance, the board may impose such conditions, safeguards and restrictions upon the 
premises benefited by the variance as may be necessary to reduce or minimize any potentially injurious 
effect of such variance upon other property in the neighborhood, and to carry out the general purpose 
and intent of these regulations. 

Staff Discussion 

The design TJO Holdings, LLC has presented for an addition to the building at 907 Main Street is both 
aesthetically pleasing and blends well with the surrounding area. City staff has no concerns.  

Aerial Photograph 
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Site Photos 

 

 

 

 



EXHIBIT “A” 

Variance Application 
 

 
Return Form To: For Office Use Only 

Administrative Official Date Submitted:    

City of Highland Filing Fees:    

2610 Plaza Drive Date Paid:    

Highland, IL 62249 Date Advertised:    

(618) 654-7115 Date Notices Sent:    

(618) 654-1901 (fax) Public Hearing Date: ________________ 

 Zoning File #:    

 
 

APPLICANT INFORMATION: 

 
Applicant:  Phone:  

Address:  Zip:  

Email Address:     

Owner:  Phone:  

Address:  Zip:  

Email Address:     
 

PROPERTY INFORMATION: 

 
Street Address of Parcel ID of Property:   

 

Present Use of Property:   
 

Proposed Use of Property:   
 

Variance Requested:   

 

 
 

Code Section:   
 

SURROUNDING LAND USE AND ZONING: 
 

 Land Use Zoning 

North       

South       

East       

West       



The Combined Planning and Zoning Board shall not grant any zoning variance unless, based upon 

the evidence presented to them, they determine that: 

Yes No 

1. Property Acquisition: The property was acquired in good faith and strict application of the terms
of the Zoning regulations would prohibit the use of the property.

2. Zoning Code Compliance: The granting of the variance desired will not be opposed to the general
spirit and intent of the zoning regulations.

3. Hardship: Strict application of this Chapter of which the variance is requested would constitute
unnecessary hardship upon the property  owner represented in the application;

4. Minimal Deviation: The proposed variance is the minimum deviation from such requirements that
will alleviate the difficulties/hardship and allow a reasonable return on the property;

5. Uniqueness: The variance requested arises from such condition which is unique to the property in
question and which is not ordinarily found in the same zoning district and is not created by an
action or actions of the property owner or applicant. 

6. Public Interest: The variance is not applicable to other property within the district, and therefore,
that a variance would be a more appropriate  remedy that an amendment (rezoning), and

7. Comprehensive Plan Compliance: The variance, if granted, will not alter the essential character of
the area where the premises in question are located, nor materially frustrate the implementation
of this City's comprehensive plan. 

THE FOLLOWING ITEMS MUST ACCOMPANY YOUR APPLICATION: 

1. One copy of a legal description AND warranty deed of the property. If the applicant is not the property owner, a notarized
letter from the property owner granting the applicant permission to apply for the request will be required.

2. A current plat, site plan, survey, or other professional illustration.

3. One copy of a narrative statement describing the impact of the proposed change, including the purpose of the request, the

desired land use, any traffic conditions that may result, how the proposed change may affect the character of the

surrounding properties, and how the proposed change will benefit the City of Highland.

4. Application fee.

5. A stamped copy from the Madison County Maps and Plats Department identifying all property owners within 250 feet of

the subject property (see Exhibit “B”).

6. Any other information required by planning staff (i.e. landscaping plan, elevation plan, exterior lighting plan, etc).

I HAVE READ AND UNDERSTAND THE ABOVE CITY OF HIGHLAND PETITION TO THE COMBINED PLANNING & ZONING BOARD REQUIREMENTS. 

Applicant’s Signature Date 



We request a variance for the cladding of an addition behind an existing building at 907 Main 
Street.  The steel material will provide a clean surface that will be minimally visible to the street.  There 
will be no negative impact on traffic or quality of life or property leveraging the material.  The material 
and project will enhance the local property value by driving additional services and revenue to the 
area.  The material is commonly used on popular establishments and venues that are in the public eye 
across the region.  It resists damage and is weatherproof over decades.  Additionally, the location of the 
material will blend well into the alley right away way without disturbing the character of Main Street as 
it sits behind the existing façade.   
 
Thanks, 
Jeff 
 







907, 911, and 913 Main Street, Highland, Illinois  

SITE PLAT 

Collier Appraisers, Ltd. Page 41 

 

 

 



907, 911, and 913 Main Street, Highland, Illinois  
 

 

APPROXIMATE BUILDING SKETCH 
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Meeting Date:  February 3, 2021 
 
From:   Breann Speraneo, Director of Community Development 
                                              
Location:  911/913 Main Street  
 
Zoning Request: Variance 
 
Description:  Variance to allow for imitation stone and stucco within the C-2 district 
_____________________________________________________________________________________ 
Proposal Summary 
 
The applicant and for this case is the City of Highland. The current property owner is TJO Holdings, LLC, 
and the City of Highland is in the process of purchasing the property. The applicant of this case is 
requesting the following variance to Section 90-242 of the City of Highland Municipal Code: 
 

- The City of Highland (1115 Broadway, Highland, IL) is requesting a variance to Section 90-242 
of the Municipal Code to allow for an unpermitted building material for a public restroom 
within the C-2 Central Business District at 911/913 Main Street. (PIN# 01-2-24-05-07-201-017, 
01-2-24-05-07-201-016) 

 
In order for the applicants to be granted variance approval, the request must first be reviewed and 
approved by the CPZB as per 90-93 ‘Variances – Public hearing and notice requirements’ of the Zoning 
Code. 
 
Section 90-242 of the City of Highland Municipal Code 
 
Prohibited building materials. The following materials are generally prohibited on the building exterior 
visible from the street or alley: corrugated metal, corrugated fiberglass, aluminum siding, imitation rock 
work, mirror or metalized reflective glass, plywood, masonite, structure and chip board siding, exterior 
insulated finish system (EIFS), vinyl siding, metal siding other than copper, cinder block, split-face block 
or pre-cast panels. The combined planning and zoning board may permit the limited use of the above 
materials on a case by case basis and may also reject other exterior materials that do not complement 
the historic character of the central business district or that do not further the redevelopment plan for 
the square. 
 
Land Use and Surrounding Properties 
 

Direction Land Use Zoning 
North Single-Family Residence C-2 
South City Square C-2 
East Becker Jewelers C-2 
West Vacant Building (Proposed Brewpub) C-2 
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Standards of Review for Variances 

Below are the seven (7) consideration items listed in Section 90-94, Section (1) Item (b) of the Zoning 
Code which the Combined Planning and Zoning Board shall take into account while reviewing a variance. 

1. The applicant acquired his property in good faith and where by reason of exceptional 
narrowness, shallowness or shape of his specific piece of property at the time of the effective 
date of this code, or where by reasons of exceptional topographical conditions or other 
extraordinary circumstances, that the strict application of the terms of the zoning regulations 
actually prohibit the use of this property in the manner similar to that of other property in the 
zoning district where it is located;  

The need for a variance is the result of this property being located within the C-2 central 
business district. Imitation stone and stucco are permitted building materials outright in other 
zoning districts.  

2. The proposed variance is consistent with the general purpose of this chapter, Section 90-1; 

It is consistent.  

3. Strict application of this chapter of which the variance is requested would constitute 
unnecessary hardship upon the property owner represented in the application;  

If a variance is not granted, the applicant will be required to use stone, marble, face brick, 
decorative wood trim and copper. 

4. The proposed variance is the minimum deviation from such requirements that will alleviate the 
difficulties/hardship and allow a reasonable return on the property;  

It is the minimum deviation. 

5. The variance requested arises from such condition which is unique to the property in question 
and which is not ordinarily found in the same zoning district and is not created by an action or 
actions of the property owner or applicant;  

The C-2 Central Business District design standards cause a need for this variance. The design 
standards give the Combined Planning & Zoning board the authority to allow for the use of 
certain building materials on a case by case basis.  

6. The peculiar circumstances engendering the variance request are not applicable to other 
property within the district, and therefore, that a variance would be a more appropriate remedy 
than an amendment (rezoning); and  
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The variance is a more appropriate remedy than an amendment to the zoning code. 

7. The variance, if granted, will not alter the essential character of the area where the premises in 
question are located, nor materially frustrate implementation of this city's comprehensive plan.  

The variance will not alter the essential character of the area.  

In granting a variance, the board may impose such conditions, safeguards and restrictions upon the 
premises benefited by the variance as may be necessary to reduce or minimize any potentially injurious 
effect of such variance upon other property in the neighborhood, and to carry out the general purpose 
and intent of these regulations. 

Staff Discussion 

The City of Highland is seeking this variance for new public restrooms on the square. The restrooms will 
also serve as a storm shelter and the design will fit in with the surrounding area. 

Aerial Photograph 
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Site Photo 
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Meeting Date:  February 3, 2021 
 
From:   Breann Speraneo, Director of Community Development 
 
Location:  1412 9th Street 
 
Zoning Request: Special Use Permit 
 
Description:  SUP to allow for a place of public assembly in the C-2 central business district 
  
_____________________________________________________________________________________ 
Proposal Summary 
 
The applicant is the St. Paul Catholic Church on behalf of the Catholic Pastoral Center. The applicant of 
this case is requesting the following Special Use Permit to comply with Table 3.1 of Section 90-201 of the 
City of Highland Municipal Code (hereafter known as the “zoning matrix”): 
 

- St. Paul Catholic Church (1412 9th Street, Highland, IL), on behalf of Catholic Pastoral 
Center (1615 W. Washington Street, Springfield, IL), is requesting special use permit for a 
place of public assembly at 1412 9th Street. (PIN# 01-2-24-05-08-203-013) 

 
The zoning matrix identifies “place of public assembly” as a Special Use within the C-2 central business 
district.  
 
Religious institutions are considered places of public assembly. Given that there is not a Special Use 
Permit already on file for St. Paul Catholic Church, a Special Use Permit will be required in order to 
expand the use.  
  
Comprehensive Plan Consideration 
 
The subject property is denoted as downtown on the Comprehensive Plan’s Future Land Use Map. A 
place of public assembly is an appropriate Special Use for the downtown area.   
  
Surrounding Uses 
 

Direction Land Use Zoning 
North Residential (Single Family, Multifamily) C-2 
South School – St. Paul Church C-2 
East Vacant Parcel – St. Paul Church C-2 
West Convent – St. Paul Church C-2 

 
 
 
 
 



                                     
 

City of Highland 
Building and Zoning 

Standards of Review for Special Use Permits 
 
Below are the six (6) consideration items listed in Section 90-79 of the Zoning Code which the Combined 
Planning and Zoning Board shall take into account while reviewing a SUP request. 

1. Whether the proposed amendment or Special Use is consistent with the City's Comprehensive 
Plan;  

The proposed Special Use is consistent with the Comprehensive Plan. 

2. The effect the proposed amendment or Special Use would have on public utilities and on traffic 
circulation;  

The proposed Special Use would not have an adverse effect on public utilities or traffic 
circulation on nearby streets. 
 

3.  Whether the proposed design, location and manner of operation of the proposed Special Use 
will adequately protect the public health, safety and welfare, and the physical environment;  

The proposed Special Use will adequately protect the public health, safety and welfare, and the 
physical environment. 

4. The effect the proposed Special Use would have on the value of neighboring property and on 
this City's overall tax base;  

The proposed Special Use will not have a detrimental impact on the value of neighboring 
property or on the City’s overall tax base. 

5. The effect the proposed Special Use would have on public utilities; and 

The proposed Special Use will utilize public utilities. 

6. Whether there are any facilities near the proposed Special Use, such as schools or hospitals that 
require special protection. 

St. Paul School is to the south of the proposed expansion of the place of public assembly. This is 
owned by the applicant and the proposed expansion will not interfere with the protection of the 
school.   

Staff Discussion 

A place of public assembly currently exists at this location with no issue. Given that staff does not have a 
Special Use Permit on file for the current place of public assembly, the owners must obtain one now in 
order to further expand the use.  
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Building and Zoning 

Aerial Photograph 
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Special Use Permit Application 

 
Return Form To:     For Office Use Only 

Administrative Official Date Submitted:    
City of Highland Filing Fee:    
2610 Plaza Drive Date Paid:    
Highland, IL  62249 Date Advertised:    
(618) 654-7115 Date Notices Sent:    
(618) 654-1901 (fax) Public Hearing Date:                     

Zoning File #:      
 
 

APPLICANT INFORMATION: 
 

Applicant:  Phone:  
Address:  Zip:  
Email Address:                                                                                                                             
Owner:  Phone:  
Address:  Zip:  
Email Address:    

 

PROPERTY INFORMATION: 
 

Street Address of Parcel ID of Property:                                                                                                                       

Property is Located In (Legal Description):    

 

 

Present Zoning Classification:  Acreage:    
 

Present Use of Property:    
 

 
Proposed Land Use:    

 

 
Description of proposed use and reasons for seeking a special use permit:  

 
 

 

 

 

 

1412 9th Street, Highland IL. 62249

C-2 Central Business District



SURROUNDING LAND USE AND ZONING: 
Land Use Zoning 

 

North       
 

South       
 

East       
 

West       
 

Should this special use be valid only for a specific time period?  Yes   No   

If Yes, what length of time?    
 

Does the proposed Special Use Permit meet the following  standards?  If  not, attach a 
separate sheet explaining  why. 

 
Yes 

 
No 

A. Will the proposed design, location and manner of operation of the proposed special use 
will adequately protect the public health, safety and welfare, and the physical 
environment; 

  

B.   Is the proposed special use consistent with this City's Comprehensive  Plan;   

C.   Will the proposed special  use have a minimal negative impact on the value   of 
neighboring property and on this City's overall tax  base; 

  

D. Will the proposed special use have a minimal negative  impact  on  public utilities and 
on traffic circulation on nearby streets;  and 

  

E. Will the proposed special use have a minimal impact on the facilities near the proposed 
special use, such as schools or hospitals require special protection? 

  

 

THE FOLLOWING ITEMS MUST ACCOMPANY YOUR APPLICATION: 

1. One copy of a legal description AND warranty deed of the property. If the applicant is not the 
property owner, a notarized letter from the property owner granting the applicant permission to 
apply for the request will be required.  

2. A current plat, site plan, survey, or other professional illustration. 

3. One copy of a narrative statement describing the impact of the proposed change, including the 
purpose of the request, the desired land use, any traffic conditions that may result, how the 
proposed change may affect the character of the surrounding properties, and how the proposed 
change will benefit the City of Highland. 

4. Application fee. 

5. A stamped copy from the Madison County Maps and Plats Department identifying all property 
owners with  

6. Any other information required by planning staff (i.e. landscaping plan, elevation plan, exterior 
lighting plan, etc). 

 
I HAVE READ AND UNDERSTAND THE ABOVE CITY OF HIGHLAND PETITION TO THE COMBINED PLANNING & ZONING 
BOARD REQUIREMENTS. 
 

 
            Signature                    Date 

X



B  

SUMMARY OF PROPERTY OWNERS 

All applicants shall attach a stamped copy of the computer listing of the most recent tax records available 
from Madison County Maps & Plats Department for the subject property and Names and Addresses of all 
property owners within 250 feet of subject property boundaries, excluding adjacent right-of-ways. Please 
be advised that the Maps and Plats Department has a processing fee of $10 plus $0.25 per parcel report. 

The Madison County Maps and Plats Department may be reached at 157 North Main Street, Suite 229, 
Edwardsville, IL or (618) 692-7040 EXT 4586.  

Subject Property Address: 

Parcel ID Number:    

Property Owner Name:   







                                     
 

City of Highland 
Building and Zoning 

Meeting Date:  February 3, 2021 
 
From:   Breann Speraneo, Director of Community Development 
                                              
Location:  1412 9th Street  
 
Zoning Request: Variances 
 
Description: Variances to allow for deviations from the Central Business District Design 

Standards 
_____________________________________________________________________________________ 
Proposal Summary 
 
The applicant for this case is the St. Paul Catholic Church on behalf of the Catholic Pastoral Center. The 
applicant of this case is requesting the following variances to Section 90-242 of the City of Highland 
Municipal Code: 
 

a. St. Paul Catholic Church (1412 9th Street, Highland, IL), on behalf of Catholic Pastoral Center 
(1615 W. Washington Street, Springfield, IL), is requesting a variance to Section 90-242 of the 
Municipal Code to allow for windows to cover less than 30% of the upper façade in the C-2 
Central Business District at 1412 9th Street. (PIN# 01-2-24-05-08-203-013) 

b. St. Paul Catholic Church (1412 9th Street, Highland, IL), on behalf of Catholic Pastoral Center 
(1615 W. Washington Street, Springfield, IL), is requesting a variance to Section 90-242 of the 
Municipal Code to allow for windows to be oriented in a 2:1 horizontal direction in the C-2 
Central Business District at 1412 9th Street. (PIN# 01-2-24-05-08-203-013) 

c. St. Paul Catholic Church (1412 9th Street, Highland, IL), on behalf of Catholic Pastoral Center 
(1615 W. Washington Street, Springfield, IL), is requesting a variance to Section 90-242 of the 
Municipal Code to allow for exterior insulated finish system (EIFS) stucco-like material in the 
C-2 Central Business District at 1412 9th Street. (PIN# 01-2-24-05-08-203-013) 

 
In order for the applicants to be granted variance approval, the request must first be reviewed and 
approved by the CPZB as per 90-93 ‘Variances – Public hearing and notice requirements’ of the Zoning 
Code. 
 
Section 90-242 of the City of Highland Municipal Code 
 
Variance A 

c. Windows. 

1. Coverage and operability. Windows must cover no less than 50 percent, nor more than 75 percent 
of the storefront area; windows must cover no less than 30 percent, nor more than 50 percent on the 
upper facade. At least 50 percent of all windows on the second and higher floors must be operable. 

 



                                     
 

City of Highland 
Building and Zoning 

Variance B 

c. Windows. 

2. Orientation and placement. Windows must be vertical, with no less than a 2:1 ratio of height to 
width. Storefront windows must start between two and three feet above the sidewalk. 

Variance C 

m. Prohibited building materials. The following materials are generally prohibited on the building 
exterior visible from the street or alley: corrugated metal, corrugated fiberglass, aluminum siding, 
imitation rock work, mirror or metalized reflective glass, plywood, masonite, structure and chip board 
siding, exterior insulated finish system (EIFS), vinyl siding, metal siding other than copper, cinder 
block, split-face block or pre-cast panels. The combined planning and zoning board may permit the 
limited use of the above materials on a case by case basis and may also reject other exterior materials 
that do not complement the historic character of the central business district or that do not further 
the redevelopment plan for the square. 

Land Use and Surrounding Properties 
 

Direction Land Use Zoning 
North Residential (Single Family, Multifamily) C-2 
South School – St. Paul Church C-2 
East Vacant Parcel – St. Paul Church C-2 
West Convent – St. Paul Church C-2 

 
Standards of Review for Variances 

Below are the seven (7) consideration items listed in Section 90-94, Section (1) Item (b) of the Zoning 
Code which the Combined Planning and Zoning Board shall take into account while reviewing a variance. 

1. The applicant acquired his property in good faith and where by reason of exceptional 
narrowness, shallowness or shape of his specific piece of property at the time of the effective 
date of this code, or where by reasons of exceptional topographical conditions or other 
extraordinary circumstances, that the strict application of the terms of the zoning regulations 
actually prohibit the use of this property in the manner similar to that of other property in the 
zoning district where it is located;  

The need for the variances is the result of this property being located within the C-2 central 
business district. All three variances are permitted outright in the other zoning districts.  

2. The proposed variance is consistent with the general purpose of this chapter, Section 90-1; 

It is consistent.  



                                     
 

City of Highland 
Building and Zoning 

3. Strict application of this chapter of which the variance is requested would constitute 
unnecessary hardship upon the property owner represented in the application;  

If a variances are not granted, the applicant will be required to adhere to the central business 
district design standards as written in the code.  

4. The proposed variance is the minimum deviation from such requirements that will alleviate the 
difficulties/hardship and allow a reasonable return on the property;  

It is the minimum deviation. 

5. The variance requested arises from such condition which is unique to the property in question 
and which is not ordinarily found in the same zoning district and is not created by an action or 
actions of the property owner or applicant;  

The C-2 Central Business District design standards cause a need for the variances. The design 
standards give the Combined Planning & Zoning board the authority to allow for deviations from 
the design standards on a case by case basis.  

6. The peculiar circumstances engendering the variance request are not applicable to other 
property within the district, and therefore, that a variance would be a more appropriate remedy 
than an amendment (rezoning); and  

The variances are a more appropriate remedy than an amendment to the zoning code. 

7. The variance, if granted, will not alter the essential character of the area where the premises in 
question are located, nor materially frustrate implementation of this city's comprehensive plan.  

The variances will not alter the essential character of the area.  

In granting a variance, the board may impose such conditions, safeguards and restrictions upon the 
premises benefited by the variance as may be necessary to reduce or minimize any potentially injurious 
effect of such variance upon other property in the neighborhood, and to carry out the general purpose 
and intent of these regulations. 

Staff Discussion 

The design the St. Paul Catholic Church has presented for an addition to the church at 1412 9th Street 
demonstrates traditional design elements and conforms to the character of the area. City staff has no 
concerns.  
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Aerial Photograph 

 

Site Photos 

 

 



EXHIBIT “A” 

Variance Application 
 

 
Return Form To: For Office Use Only 

Administrative Official Date Submitted:    

City of Highland Filing Fees:    

2610 Plaza Drive Date Paid:    

Highland, IL 62249 Date Advertised:    

(618) 654-7115 Date Notices Sent:    

(618) 654-1901 (fax) Public Hearing Date: ________________ 

 Zoning File #:    

 
 

APPLICANT INFORMATION: 

 
Applicant:  Phone:  

Address:  Zip:  

Email Address:     

Owner:  Phone:  

Address:  Zip:  

Email Address:     
 

PROPERTY INFORMATION: 

 
Street Address of Parcel ID of Property:   

 

Present Use of Property:   
 

Proposed Use of Property:   
 

Variance Requested:   

 

 
 

Code Section:   
 

SURROUNDING LAND USE AND ZONING: 
 

 Land Use Zoning 

North       

South       

East       

West       

St. Paul Catholic Church 618-654-2339 (ext. 203)

1412 9th Street 62249

pjakel@stpaulhighland.org

Catholic Pastoral Center, St. Pauls Catholic Church 618-654-2339 (ext. 203)

1615 W. Washington St., Springfield, IL. 62708

pjakel@stpaulhighland.org

1412 9th Street, Highland, IL. 62249

Catholic Church

Catholic Church

Variance to Section 90-242 to allow for E.I.F.S (exterior insulation finish system) stucco-like material in C-2.

90-242

Residential (Single, 2 unit and 4 unit) C-2 Central Business District

Church (St. Paul Church School) C-2 Central Business District

Church (Vacant Parcel) C-2 Central Business District

Church (Convent) C-2 Central Business District



The Combined Planning and Zoning Board shall not grant any zoning variance unless, based upon 

the evidence presented to them, they determine that: 

Yes No 

1. Property Acquisition: The property was acquired in good faith and strict application of the terms
of the Zoning regulations would prohibit the use of the property.

2. Zoning Code Compliance: The granting of the variance desired will not be opposed to the general
spirit and intent of the zoning regulations.

3. Hardship: Strict application of this Chapter of which the variance is requested would constitute
unnecessary hardship upon the property  owner represented in the application;

4. Minimal Deviation: The proposed variance is the minimum deviation from such requirements that
will alleviate the difficulties/hardship and allow a reasonable return on the property;

5. Uniqueness: The variance requested arises from such condition which is unique to the property in
question and which is not ordinarily found in the same zoning district and is not created by an
action or actions of the property owner or applicant. 

6. Public Interest: The variance is not applicable to other property within the district, and therefore,
that a variance would be a more appropriate  remedy that an amendment (rezoning), and

7. Comprehensive Plan Compliance: The variance, if granted, will not alter the essential character of
the area where the premises in question are located, nor materially frustrate the implementation
of this City's comprehensive plan. 

THE FOLLOWING ITEMS MUST ACCOMPANY YOUR APPLICATION: 

1. One copy of a legal description AND warranty deed of the property. If the applicant is not the property owner, a notarized
letter from the property owner granting the applicant permission to apply for the request will be required.

2. A current plat, site plan, survey, or other professional illustration.

3. One copy of a narrative statement describing the impact of the proposed change, including the purpose of the request, the

desired land use, any traffic conditions that may result, how the proposed change may affect the character of the

surrounding properties, and how the proposed change will benefit the City of Highland.

4. Application fee.

5. A stamped copy from the Madison County Maps and Plats Department identifying all property owners within 250 feet of

the subject property (see Exhibit “B”).

6. Any other information required by planning staff (i.e. landscaping plan, elevation plan, exterior lighting plan, etc).

I HAVE READ AND UNDERSTAND THE ABOVE CITY OF HIGHLAND PETITION TO THE COMBINED PLANNING & ZONING BOARD REQUIREMENTS. 

Applicant’s Signature Date 

X
X

X

X

X
X

X



EXHIBIT “B” 

SUMMARY OF PROPERTY OWNERS 

All applicants shall attach a stamped copy of the computer listing of the most recent tax records 
available from Madison County Maps & Plats Department for the subject property and Names and 
Addresses of all property owners within 250 feet of subject property boundaries, excluding adjacent 
right-of-ways. Please be advised that the Maps and Plats Department has a processing fee of $10 plus 
$0.25 per parcel report. 

The Madison County Maps and Plats Department may be reached at 157 North Main Street, Suite 229, 
Edwardsville, IL or (618) 692-7040 EXT 4586.  

Subject Property Address: 

Parcel ID Number:    

Property Owner Name:   

Please submit to highlandzoning@highlandil.gov

1412 9th Street, Highland IL. 62249

1-2-24-05-08-203-013

St. Paul Catholic Church



 

 

12441 U.S. Highway 40  
Highland, Illinois 62249 
Telephone: 618/654-8611 

 Narrative Statement 
 

Date: December 30, 2020 

 

Project: St. Paul Catholic Church – Gathering Room Addition 

 

Project No.: 40810 

 

 

 

St. Paul Catholic Church requests that the City of Highland grant a variance for the following items; 

 

1. Section 90-242 (1)(c)(1) Coverage and operability, requiring windows placed on the upper façade 

cover no less than 30% of the façade. 

2. Section 90-242 (1)(c)(2) Orientation and placement, requiring windows to be vertical, with no less 

than a 2:1 ratio of height to width. 

3. Section 90-242 (1)(m) Prohibited building materials, listing exterior insulated finish system (EIFS) as 

a prohibited material. 

 

The proposed clerestory includes fixed stained glass window assemblies, which are currently oriented in a 2:1 

horizontal direction.  The horizontal window orientation works best symmetrically inside the new gathering 

space from an aesthetic standpoint and complements the horizontal orientation of the addition.  Since the 

clerestory is offset from the southern building façade, and due to the proposed grade elevations of the south 

parking lot, the upper window assemblies along the south façade of the clerestory go unnoticed as they are 

not visible from ground level. Windows of similar size and orientation are also placed at the clerestory along 

the north façade, however, due to the location and height of the existing Rectory, the majority of the windows 

are screened and not visible from the street.  Window coverage and placement were designed primarily from 

the interior of the new addition.  Each clerestory window is centered between drywall ceiling soffits, creating 

symmetry within the gathering room.  When occupants enter the space they will immediately be drawn to the 

high ceilings and stained glass windows.   

 

EIFS is being proposed along the upper façade of the clerestory and along the north façade of the new 

gathering room addition.  The exterior design incorporates reveals to complement the soldier coursing of the 

brick masonry and cast stone cornice.  Final color selection will be made to match the masonry of the existing 

facilities on site, which will create a smooth transition from existing to new. 

 

Granting a variance for these items will not alter the existing land use, which is currently zoned C-2 Central 

Business District.  Existing traffic conditions will not be impacted and all efforts will be made to complement 

existing conditions of the surrounding area in order to make a seamless transition, complementing the 

surrounding properties. 
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	Public Hearing Date: 2/3/21
	Date Submitted: 1/8/21
	Filing Fees: $200
	gDate Paid: 
	Date Advertised: 1/13/21 & 1/14/21
	Date Notices Sent: 1/13/21
	gZoning File: 
	Applicant: TJO Holdings, LLC
	Phone: 314-540-5258
	ppAddress: 875 Albert Avenue, St. Louis, MO
	Zip: 63122
	Email Address: Jeff@TJOHoldings.com
	Owner: SAME
	Phone1: 
	Address: 
	Zip1: 
	Email Address1: 
	Street Address of Parcel ID of Property: 907 Main Street (PIN# 01-2-24-05-07-201-018)
	Present Use of Property: Vacant Building
	Proposed Use of Property: brewpub
	Variance Requested: to allow for an unpermitted building material for an addition within the C-2 Central Business District
	Code Section: 90-242
	North: Single-Family Residence
	Zoning: C-2 
	South: City Square
	fill_0: C-2
	East: Vacant Lots
	fill_1: C-2
	West: Starlight Dance
	fill_2: C-2
	Variance Requested1: 
	fill_3: 
	fill_4: 
	fill_5: January 22, 2020
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	2 Zoning Code Compliance The granting of the variance desired will not be opposed to the generalspirit and intent of the zoningregulations: X
	2 Zoning Code Compliance The granting of the variance desired will not be opposed to the generalspirit and intent of the zoningregulations1: 
	3 Hardship Strict application of this Chapter of which the variance is requested would constituteunnecessary hardship upon the property owner represented in the application: X
	3 Hardship Strict application of this Chapter of which the variance is requested would constituteunnecessary hardship upon the property owner represented in the application1: 
	4 Minimal Deviation The proposed variance is the minimum deviation from such requirements thatwill alleviate the difficultieshardship and allow a reasonable return on the property: X
	4 Minimal Deviation The proposed variance is the minimum deviation from such requirements thatwill alleviate the difficultieshardship and allow a reasonable return on the property1: 
	5 Uniqueness The variance requested arises from such condition which is unique to the property inquestion and which is not ordinarily found in the same zoning district and is not created by anaction or actions of the property owner or applicant: X
	5 Uniqueness The variance requested arises from such condition which is unique to the property inquestion and which is not ordinarily found in the same zoning district and is not created by anaction or actions of the property owner or applicant1: 
	6 Public Interest The variance is not applicable to other property within the district and thereforethat a variance would be a more appropriate remedy that an amendment rezoning and: X
	6 Public Interest The variance is not applicable to other property within the district and thereforethat a variance would be a more appropriate remedy that an amendment rezoning and1: 
	7 Comprehensive Plan Compliance The variance if granted will not alter the essential character ofthe area where the premises in question are located nor materially frustrate the implementationof this Citys comprehensive plan: X
	7 Comprehensive Plan Compliance The variance if granted will not alter the essential character ofthe area where the premises in question are located nor materially frustrate the implementationof this Citys comprehensive plan1: 


