
                                     
 

City of Highland 
Building and Zoning 

Combined Planning & Zoning Board Agenda 
City Hall – 1115 Broadway  

May 5, 2021 7:00 P.M. 
1. Call to Order 

 
2. Roll Call 

 
3. General Business:  

Approval of the April 7, 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 Rd) are requesting a variance to Table 5.1 of the City of 
Highland’s Municipal Code to decrease the number of required parking spaces for a warehouse 
at 135 Poplar Street. PIN# 02-1-18-33-00-000-016.003, 02-1-18-33-00-000-016.006 

b) The City of Highland is requesting text amendments to Sections 90-15 and 90-201, Table 3.1.B of 
the City of Highland’s Municipal Code to allow for recreational venues as a Special Use within the 
C-2, C-3, Industrial, and MX zoning districts.   

c) The Game Yard, LLC (70 Sunset Drive, Apt A), on behalf of Glik Development Co. (3248 Nameoki 
Rd, Granite City, IL), is requesting a Special Use Permit to allow for a recreational venue (axe 
throwing and indoor/outdoor games business) at 2641 Northtown Way within the C-3 Highway 
Business District. PIN# 02-2-18-32-00-000-021.004 
 

7. Calendar 
a. June 2, 2021– Combined Planning and Zoning Board Meeting 
b. Adjournment 

 
Citizens may attend in person or monitor the meeting by phone. 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 
highlandzoning@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. 



                                     
 

City of Highland 
Building and Zoning 

Meeting Date:  May 5, 2021 
 
From:   Breann Speraneo, Director of Community Development 
                                              
Location:  135 Poplar Street 
 
Zoning Request: Variance 
 
Description:  Parking Variance 
_____________________________________________________________________________________ 
Proposal Summary 
 
The applicant and property owners are Steven & Cecilla Kloss (2466 Becker Rd, Highland, IL). The 
applicant of this case is requesting the following variance to Table 5.1 of the City of Highland Municipal 
Code: 
 

- To decrease the minimum number of required parking spaces for an industrial use. 
  

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. 
 
Table 5.1 of the City of Highland Municipal Code 
 
Wholesale, manufacturing, warehousing or other industrial use: 1 space for each 2 employees or 1 space 
for each 1,000 square feet of ground floor area, whichever is greater 
 
Need for Variance 
Per code, Kloss Furniture Warehouse would be required to have 94 parking spaces, as they anticipate the 
total square footage of the facility to be 94,000 square feet. They are requesting to have 40 parking spaces. 
There will be approximately 26 total warehouse employees.  
 
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 parking requirements for industrial uses.   
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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 need to revise the site plan to add 54 parking 
spaces.   

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 size of the proposed parking lot cannot accommodate 94 parking spaces.  

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. 

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 request does meet the ratio of parking spaces per employee, but it does not meet the ratio of 
parking spaces per square foot. Staff believes the 40 requested parking spaces are sufficient for the site 
given that there will be enough parking spaces for employees at each shift. The facility is not open to the 
public aside from drive-through order pickups, in which parking spaces will not be utilized.   
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 2610 Plaza Drive – P.O. Box 218  Highland, IL 62249-0218 
 Phone (618) 654-7115 highlandzoning@highlandil.gov 

City of Highland 
Building and Zoning 

Meeting Date:   May 5, 2021 
 
From:    Breann Speraneo, Director of Community Development 
 
Text Amendment:  Article I, Section 90-15 – Definitions 
                                    Article III, Districts & Zoning Map, 90-201, Table 3.1.B 
                                   
Description:  Text amendments to allow for recreational venues as a Special Use within the C-

2, C-3, I, & MX Districts 
____________________________________________________________________________________ 
 
Proposal Summary 
The City of Highland is requesting text amendments to Sections 90-15 and 90-201, Table 3.1.B of the City 
of Highland’s Municipal Code to allow for recreational venues as a Special Use within the C-2, C-3, 
Industrial, and MX zoning districts.   
 
Upon the application for an axe throwing business within the City, staff realized that there is not currently 
a use within our code that encompasses this idea. A “recreational venues” use is being proposed in order 
to consider recreational entertainment businesses as a Special Use within the C-2 Central Business District, 
C-3 Highway Business District, Industrial District, and Mixed Use District.  
 
Article I, Section 90-15 – Definitions 
 
Note: Red text is new text.  
 
Recreational Venue, General: An establishment that provides a recreational or entertainment service to 
the general public. Use shall include escape rooms, arcades, laser tag courses, axe throwing lanes, ropes 
courses, bowling alleys, mini golf and other similar uses. Use shall not include motion picture theaters, 
performing arts theaters, dance halls, night clubs, private clubs, or private lodges.   

Article III, Section 90-201, Table 3.1.B 
 
Note: Red text is new text. 
 

Table 3.1.B — PRINCIPAL NON-RESIDENTIAL USES  

Use  R1A  R1B  R1 C  R1 D  R2 A  R2 B  R3  C1  C2  C3  C4  I  M  MX  
Supp. 
Regs.  

54. Recreational Venue,  
General  

         S  S  S   S  
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City of Highland 
Building and Zoning 

Meeting Date:  May 5, 2021 
 
From:   Breann Speraneo, Director of Community Development 
 
Location:  2641 Northtown Way  
 
Zoning Request: Special Use Permit 
 
Description:  SUP to allow for a recreational venue 
  
_____________________________________________________________________________________ 
Proposal Summary 
 
The applicant is The Game Yard, LLC (70 Sunset Drive, Apt A). The property owner is Glik Development 
Co. (3248 Nameoki Rd, Granite City, IL). 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”): 
 

- The Game Yard, LLC (70 Sunset Drive, Apt A), on behalf of Glik Development Co. (3248 Nameoki 
Rd, Granite City, IL), is requesting a Special Use Permit to allow for a recreational venue (axe 
throwing and indoor/outdoor games business) at 2641 Northtown Way within the C-3 Highway 
Business District. PIN# 02-2-18-32-00-000-021.004 
 

The zoning matrix identifies “recreational venue” 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. Axe 
throwing lanes and indoor/outdoor games are an appropriate Special Use for the commercial area.   
  
Surrounding Uses 
 

Direction Land Use Zoning 
North Northtown Shopping Center C-3 
South Tri-Ford Autobody Shop C-3 
East Tri-Ford C-3 
West Glik Park/Rural King 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. 
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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. 

There are no facilities nearby that require special protection.  

Staff Discussion 

Axe throwing lanes and additional indoor/outdoor games would be an asset to the community and this 
proposal would make use of a currently vacant commercial property. The applicant has proposed to 
improve the aesthetics of the exterior and interior of the property. The applicant has also proposed to 
meet all necessary site requirements, including parking regulations. Site plan requirements will be 
verified in the permitting phase.  
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Aerial Photograph 

 

Site Photos 

 

 






































