
                                     
 

 

City of Highland 
Building and Zoning 

Combined Planning & Zoning Board Agenda 
Highland City Hall - 1115 Broadway, Highland IL 62249 

January 7, 2026 at 7:00 PM  
 
 

1. Call to Order  
 

2. Roll Call  
 

3. General Business:  
Approval of the December 3, 2025 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 information purposes only. No 
action will be taken.  
 

5. Public Hearings and Items Listed on the Agenda 
Persons who wish 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. Trouw Nutrition USA, LLC, of 115 Executive Drive, Highland, IL, is requesting a variance to 

approve an alternate parking plan per Section 90-222. The property has a Parcel 
Identification Number of 02-2-18-32-00-000-027 and a site address of 145 Matter Drive, 
Highland, IL 62249. It is zoned “I,” Industrial District.  

 
7. Calendar – February 4, 2026 Meeting 
 
8. Adjournment  

 
Citizens may attend in person or monitor the meeting by phone. To monitor the meeting by phone, call 

618-882-4358 and use conference ID# 464162. 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 for City of Highland, at (618-654-9891) or (jheimburger@highlandil.gov).  

  

mailto:highlandzoning@highlandil.gov
mailto:jheimburger@highlandil.gov














 

 

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

 Narrative Statement 
 

Date: December 3, 2025  

 

Project: Trouw Nutrition USA - 25/26 CAPEX Project FETCH 

 

Project No.: 40882 

 

 

 

Trouw Nutrition USA, LLC requests that the City of Highland grant acceptance of an alternate site plan under 

Section 90-222; 

 

Trouw’s existing facility at 145 Matter Drive currently consists of warehouse and production areas with limited 

employee facilities.  Trouw would like to expand their operations inside the building to include a new 

Ingredients Weighing Room that is essential to operations but will eliminate the existing Maintenance Area.  A 

proposed expansion of building will allow for a larger Maintenance Area and new Employee Facilities offering a 

more expansive break room and individualized showers with a lockers for Trouw’s employees.  The Employee 

Facility and Maintenance Expansion creates a need for an upgraded electrical service and Electrical Room 

Expansion.  These expansions will eliminate 10 of the existing parking stalls on the west side of the building, 

so Trouw would like to create an additional parking area adjacent to the new Employee Facilities and 

Maintenance Expansion.   

 

The existing site is limited in space with the building only being 95’-4” +/- from the street.  Trouw would like 

to be able to maximize the amount of parking spaces provided for employees on the west side of the building, 

so a layout that is consistent with the existing parking has been provided, but improved upon by providing 

striped stalls that meet the zoning requirements for 90 degree parking.  ADA accessible parking stalls will be 

added as well as an ADA accessible ramped entry to the facility.  To provide better visibility of oncoming 

traffic, Trouw’s safety standards will require that all vehicles must back into parking stalls, with posted 

signage. 

 

The proposed parking for the facility consists of 27 parking spaces and 2 ada compliant space for a total of 29 

new parking spaces.  Trouw Nutrition is anticipating that they will have 28 total employees working a first 

shift, and 11 total employees working a second shift after the new expansion is complete.  Providing 29 new 

parking spaces for these 39 employees during the overlapping shift time would exceed the 1 to 2 ratio in the 

zoning code, but does not conform to the 1 space for every 1,000 square feet of floor space.  Providing 1 

space for every 1,000 square foot would pose site challenges with their existing operational layout and the 

proposed building expansion footprints.  Trouw also has an adjacent lot to the east with a parking area that 

could be utilized for additional parking if needed, ensuring that street parking would not occur. 

 

The current facility does not have any existing landscaping and Trouw is proposing no landscaping for the new 

parking area.  The facility is a feed-grade facility in which cleanliness is a key component to operations and 

passing inspections.  Landscaping would attract and/or harbor animals and pest, producing an environment 

undesirable for feed-grade facilities. 

 

Accepting this alternate site plan will not alter the existing land use, which is currently zoned I Industrial 

District.  Since all parking will still be on site with back-in parking required, there would be no additional 

impacts to the existing traffic conditions.  Surrounding properties are of similar characteristics, so the 

proposed change will have no impact on them.   
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M E M O R A N D U M 
 
 
Meeting Date:  January 7, 2026 
 
From:   Emily Calderon, AICP, Director of Planning, Moran Economic Development  
    
Site Address:   145 Matter Drive, Highland, IL 62249 
   PIN #: 02-2-18-32-00-000-027 
 
Zoning Request: Variance 
 
Description:  Approval of Alternate Parking Plan 
_____________________________________________________________________________________ 
 
Summary 
 
Trouw Nutrition USA, LLC, of 115 Executive Drive, Highland, IL, is requesting a variance to approve an 
alternate parking plan per Section 90-222. The property has a Parcel Identification Number of 02-2-18-
32-00-000-027 and a site address of 145 Matter Drive, Highland, IL 62249. It is zoned “I,” Industrial 
District.  
 
Specifically, the proposed parking plan does not meet the following requirements:  

1. Sec. 90-224(2) Internal Access and Circulation. Access aisles in parking lots must be at least 22 
feet wide for two-way traffic and 14 feet wide for one-way traffic. No parking space shall be 
accessible from an access driveway within the first 20 feet of the driveway from the right-of-way 
line.  

2. Sec. 90-227 – Ingress and egress to any parking area or use shall be by means of paved 
driveways from the adjoining street. 

3. 90-297(2) Landscape Plan – When Required. The construction of a new parking lot or the major 
expansion (more than 25% increase in parking spaces) of an existing parking lot.  
 

Comprehensive Plan Consideration 
 
The subject property is identified as “Industrial” on the Comprehensive Plan’s Future Land Use Map.  
 
Surrounding Uses and Zoning Classifications 
 

Direction Land Use Zoning 

North Farm Credit Union I 
South Manufacturing I 
East Trouw Nutrition I 
West Auto Repair / Body Shop  I 

 
 
 



                                     

 

 

Standards of Review for Variances 
 
Section 90-94 of the Zoning Code identifies seven (7) factors that the Combined Planning and Zoning Board 
must consider when deciding whether to approve or deny a variance request. 

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.  

Strict application of the zoning regulations would prohibit the property owner from constructing 
any parking spaces on this parcel.   

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

The variance is in line with the general purpose of this chapter, providing for the health, safety, 
and general welfare of the community. The proposed parking lot layout is a safer solution than 
any other scenario where employees may be required to walk in front of dock bays to access the 
building.  

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

Strict application of the variance would result in a hardship for the property owner, in that they 
would not be able to provide employee parking in a safe location without approval of this 
alternate parking plan.  

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.  

The proposed parking plan is the minimum deviation that will allow for the expansion of interior 
facilities while still providing parking for staff.  

5. The variance requested arises from such conditions which are 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 variance request is unique to this property, as there is no standard lot size in this industrial 
area.  

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

The circumstances engendering this variance request are not applicable to other property in the 
district, since there is no standard lot size.  



                                     

 

 

7. The variance, if granted, will not alter the essential character of the area in which the premises in 
question are located nor materially frustrate the implementation of the City’s Comprehensive Plan.  

If granted, the variance would not alter the character of the neighborhood. There are other 
properties with similar parking characteristics in the immediate vicinity.  

Discussion 

There is no standard lot size in this particular industrial area and with the need to expand interior 
employee facilities, the location of the proposed parking spaces will not meet the required setback. The 
code requires that parking spaces be only accessible from an interior drive aisle, while 8 of the proposed 
parking spaces will be accessed directly from the street. The remainder of the parking spaces will be 
located immediately north of the building addition and will be accessed via an interior drive aisle that is 
19.5’ wide, rather than required 22’ wide drive for two-way traffic. Additionally, because of site 
constraints, no landscaping is proposed.  

 

 

Staff Recommendation  

It is recommended that the variance for an alternate parking plan be approved.  
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