
City of Highland 
Building and Zoning 

Combined Planning & Zoning Board Agenda 
Highland Area Senior Center – 187 Woodcrest Drive 

October 2, 2024 7:00 P.M. 
1. Call to Order

2. Roll Call

3. General Business:
Approval of the September 4, 2024 Regular Meeting 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) Nic Frey of 10115 Lower Marine Rd, Marine IL is requesting to rezone 12448 Sportsman Rd. (PIN # 02-2-

18-32-00-000-022.002) from I Industrial District to C-3 Highway Business District.

7. Calendar
a. November 6, 2024 – Combined Planning and Zoning Board Meeting

8. Adjournment

Citizens may attend in person or monitor the meeting by phone. To monitor the meeting, call 618-882-4358 and 
use conference ID# 434162. 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 Jackie Heimburger, ADA 
Coordinator, at 618-654-9891. 
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Meeting Date:  September 23, 2024 
 
From:   Emily Calderon, AICP, Moran Economic Development 
 
Location: PIN# 02-2-18-32-00-000-022.002 / 12448 Sportsman Road 
 
Zoning Request: Zoning Amendment (Rezoning) 
 
Description: Rezone 12448 Sportsman Road from “I” Industrial District to “C-3” 

Highway Business District 
____________________________________________________________________________
_________ 
 
Proposal Summary 
The applicant is Nic Frey (10115 Lower Marine Road, Marine, IL) and the property owner is Nic 
Frey Farms (12448 Sportsman Road, Highland, IL). The applicant/property owner are 
requesting that the subject property be rezoned from “I” (Industrial District) to C-3, Highway 
Business District. The applicant intends to use the property for a youth daycare, children’s 
sports training facility, and for Mama’s Rehab production and retail facility.  
 
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, principles, and 
recommendations in these documents.  Changes and deviations are permissible, but they should 
be reasonably justified.    
 
The subject property is denoted as Residential on the Comprehensive Plan’s Future Land Use 
Map. The applicant’s request to rezone the property is consistent with the Future Land Use Map 
and the goals and policies established within the Comprehensive Plan.  
  
Zoning Map  
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M E M O R A N D U M 
 

Future Land Use Map 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
Standards of Review for Zoning Amendments  
Below are the nine (9) consideration items listed in Section 90-85 of the Zoning Code which the 
Combined Planning and Zoning Board shall take into account while reviewing a Zoning 
Amendment (rezoning) request. 
 

1. Existing use and zoning of the property in question.  
The subject property is currently a property that contains two vacant warehouse structures 
and one other vacant building.  
 

2. Existing use and zoning of other lots in the vicinity of the property in question.  
The land use and zoning of properties surrounding the subject property are identified 
below.  
 

Direction Land Use Zoning 
North Park  R-1-C 
South Mini warehouse / self-storage I  
East Vacant  C-3  
West Hunsche Excavating I 

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

The proposed C-3 Commercial District would allow for any of the permitted uses to occur 
on the property. Section 90-201 identifies permitted uses in the C-3 District as:  
 

 Public Parks & Playgrounds 
 Agricultural / Farming Operations  

Automotive Service  
Bakery  
Business or Vocational School  
Community Center  
Construction Sale & Service  

Dance Studio or Schools  
Day Care Facility (Commercial)  
Drug Store / Pharmacy  
Dry Cleaning / Laundry Pickup  
Financial Services without Drive 

Through  
Food Store  
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Government / Public buildings  
Health Club or Fitness Center  
Institutions (charitable or philanthropic) 
Kennel, Commercial (indoors) 
Lumber of Building materials Sales  
Manufacture Home Sales  
Massage facility (therapeutic) (licensed) 
Medical or Dental office  
Parking garage or Lot (public or private)  
Personal services (barber / beauty, etc.)  
Print Shop  
Printing and publishing  

Professional services  
Recreational vehicle sales, lease, rental  
Repair Service  
Restaurant - fast food, no drive through  
Restaurant, general  
Retail Sales & Service  
Studio (radio, TV, film, music)  
Theatre, Motion picture  
Theatre, performing arts  
Used merchandise store  
Utilities (public)  
Veterinarian  

 
While some of these permitted uses may be acceptable in this area, some may be less 
desirable. Likewise, while the applicant’s proposed use may be acceptable, permitted 
uses that may occur years later must be considered.  

 
4. Suitability of the property in question for uses already permitted under existing 

requirements. 
The subject property is suitable for uses already permitted in the district in which it is 
currently zoned. With a history of industrial uses, two underground diesel fuel storage 
tanks were removed in 1998 and 1997. The 1997 removal resulted in the observation of 
a leaking underground storage tank. A March 14, 2022 letter indicates that further 
investigation is required before the IEPA can provide a No Further Remediation (NFR) 
letter. Quality Testing & Engineering completed testing on soil samples for the site and 
determined that the samples meet the requirements for the owner top seek a No Further 
Remediation (NFR) letter.   
 

5. Suitability of the property in question for the proposed uses.  
The primary question of suitability for the proposed use as a daycare is dependent upon 
the ability of the applicant to obtain a NFR letter from the IEPA.  
 

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. 
While the character of the proposed use may be acceptable, the CPZB must consider 
potential future permitted uses, which may be less desirable.  
 

7. The effect the proposed rezoning would have on the implementation of the City’s 
comprehensive plan.  
The Future Land Use Map identifies the property as Industrial, so the proposed zoning 
amendment is not consistent with the Comprehensive Plan.  
 

8. The effect the proposed use would have on public utilities, other needed public services, 
and traffic circulation on nearby streets. 
The proposed rezoning will not have a negative impact on public utilities, public services, 
or traffic circulation on nearby streets.  
 

9. Whether the proposed amendment promotes the health, safety, quality of life, comfort and 
general welfare of the City.  
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The proposed amendment does not appear to be contradictory to the health, safety, 
quality of life, comfort, and general welfare of the City as a whole. 
 

Discussion 
Three buildings currently exist on the property, as shown on the site plan. The northern most 
building will be demolished, while two warehouses will remain and be re-sided and repurposed. 
The northern building is proposed to be Mama’s Rehab and the southern-most building will be 
used for a youth sports training facility.  
 
A third building will be constructed on the east side of the property. The new building will be 10,000 
square feet and will house a children’s daycare.  It will also include a fenced playground area 
immediately south of the building.  
 
While the proposed use may be acceptable, with minimal impact on neighboring properties, the 
CPZB must consider future users and the long-term impact of rezoning the property to 
Commercial, which would allow any of the permitted uses in the C-3 District by-right.  
 
Likewise, the impact that adjacent industrial properties could have on the subject site must also 
be considered. Because the Comprehensive Plan’s Future Land Use Map identifies this parcel 
(and adjacent parcels to the south and west) as industrial, future industrial users that may 
potentially produce some nuisances such as dust, noise, or fumes, will continue to operate 
nearby.  
 
Recommendation 
Because the Comprehensive Plan’s Future Land Use Map identifies the property as residential, 
denial of the Zoning Amendment is recommended.  

Aerial Photograph  
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