
                                     
 

City of Highland 
Building and Zoning 

Combined Planning & Zoning Board Agenda 
City Hall – 1115 Broadway 

December 2, 2020 7:00 P.M. 
1. Call to Order 

 
2. Roll Call 

 
3. General Business:  

Approval of the November 4, 2020 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) Netemeyer Engineering Associates, Inc. (101 S. Page St, Aviston, IL 62216), on behalf of 

DK7 Properties LLC (1402 Mercantile Drive), is submitting a preliminary plat for DK7 

Subdivision on Highland Road.  

b)  Kelly Hunt & Matthew Bugger (1306 6th Street) are requesting a Special Use Permit for a 

short-term rental at 1306 6th Street. 

c) The City of Highland (1115 Broadway) is requesting to rezone 1301, 1302, 1304, 1306, 

1307, 1310, 1311, 1400, 1401, 1404, 1406, 1407, 1408, 1410, 1411, 1414, 1415 Lynn 

Street and 1302, 1314, 1318, 1400, 1402, 1406 Oak Street from C-2 Central Business 

District to R-1-D Single-Family Residential. 

d) Flax Meadow LP (28 E. Saint Charles Rd, Villa Park, IL) and Grandview Farm LP (10205 

State Route 143, Marine, IL) are requesting to rezone 216, 217, 220, 221, 224, 225, 228, 

229, 232, 233, 236, 237, 240, 241, 244, 245, 248, 249, 252, 253, 256, 257 Flax Drive from 

R-2-B Multiple Family Residential to R-3 Multiple Family Residential. 

e) Flax Meadow LP (28 E. Saint Charles Rd, Villa Park, IL) is requesting a Planned Unit 
Development for 216, 220, 224, 228, 232, 236, 240, 244 Flax Drive. 

f) North Arrow Development (28 E. Saint Charles Rd, Villa Park, IL), on behalf of Grandview 

Farm LP (10205 State Route 143, Marine, IL), is requesting a Planned Unit Development 

for 237, 241, 245, 248, 249, 252, 253, 256, 257 Flax Drive.  

 
7. Calendar 

a) January 6, 2021– Combined Planning and Zoning Board Meeting 
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b) Adjournment 
 
 
 
Citizens may attend the meeting in person or monitor the meeting via phone. To monitor the meeting 
via phone, 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. 



                                     
 

 
 

 
 

 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: December 2, 2020 

From: Breann Speraneo, Director of Community Development 

Description: DK7 Subdivision Preliminary Plat 

_____________________________________________________________________________________ 

Proposal Summary 

Netemeyer Engineering Associates, Inc. (101 S. Page St, Aviston, IL 62216), on behalf of DK7 Properties 

LLC (1402 Mercantile Drive), is submitting a preliminary plat for DK7 Subdivision on Highland Road.  

 

Purpose 

In order to split the existing parcel into three separate lots, the subdivision process is necessary. 

However, this subdivision does not involve any new infrastructure. 

Both the Public Works and Light and Power departments have verified that all necessary utility 

easements are shown on the preliminary plat.  

Staff Discussion 

Staff recommends approval of the DK7 Subdivision preliminary plat in order to split the existing parcel 

into three separate lots.  

 

mailto:highlandzoning@highlandil.gov




 

CITY OF HIGHLAND 

Final Plat 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     City Council Date: ____________________ 

 (618) 654-7115       

 (618) 654-1901(fax)      

          

    

 

APPLICANT INFORMATION: 

 

Applicant:         Phone:  

Address:          Zip:  

Email Address: ____       _________________ 

Owner:          Phone:  

Address:          Zip:   

Email Address: ____       _________________ 

 

ENGINEER/ DESIGN PROFFESSIONAL INFORMATION: 

 

Name of Firm:         Phone:  

Address:           Zip:  

Project Manager: _      ___________________________________ 

Email Address: ____       _______________________ 

 

ATTACHMENTS REQUIRED: 

 

1. Completed application. 

2. Completed Final Plat Checklist 

3. Application fee of $50.  

4. Ten (10) folded paper copies of the signed and sealed plans and one (1) mylar copy to 

be returned upon approval.  

5. All   

 

 

   _______________________ 

                   Date    

deyman5@yahoo.com

DK7 Properties, LLC (618) 223-9520

1402 Mercantile Drive  Highland, IL



 
 

 

DK7 Subdivision

n.a.
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Meeting Date:  December 2, 2020 
 
From:   Matt Kundrat, Intern 

Breann Speraneo, Director of Community Development  
 
Location:  1306 6th Street 
 
Zoning Request: Special Use Permit 
 
Description:  SUP to allow for a short-term rental in the R-1-D district 
    
_____________________________________________________________________________________ 
Proposal Summary 
 
The applicants and property owners are Kelly Hunt & Matt Bugger. The applicants of this case are 
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”): 
 

- Kelly Hunt & Matthew Bugger (1306 6th Street) are requesting a Special Use Permit for a short-
term rental at 1306 6th Street. 

 
The zoning matrix identifies “short term rental” as Special Use within the R-1-D single family residential 
zoning district.  
 
Comprehensive Plan Consideration 
 
The subject property is denoted as downtown on the Comprehensive Plan’s Future Land Use Map. A 
short-term renal is an appropriate Special Use for the downtown area.   
 
Surrounding Uses 
 

Direction Land Use Zoning 

North WestRock Packaging Supply Store Industrial 

South Single-Family Residence R-1-D 

East Single-Family Residence R-1-D 

West Single-Family Residence R-1-D 

 
 
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;  
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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 short-term rental would not have an adverse effect on public utilities or traffic 
circulation on nearby streets. Off-street parking may need to be identified.  

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. It will contribute to the City’s overall tax base through the hotel-motel tax generated.  

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 near the proposed Special Use that require the need for special 
protection. 

Staff Discussion 

There is a need for more hospitality businesses in Highland, especially during special events.  A new 
short-term rental would help to relieve this problem. The proposed unit is nicely furnished to 
accommodate guests.  
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2019 Aerial Photograph 

 

Site Photos 
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City of Highland 
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Meeting Date:  December 2, 2020 
 
From:   Breann Speraneo, Director of Community Development 
 
Location:  1301, 1302, 1304, 1306, 1307, 1310, 1311, 1400, 1401, 1404, 1406, 1407, 1408,   
                                           1410, 1411, 1414, 1415 Lynn St. & 1302, 1314, 1318, 1400, 1402, 1406 Oak St. 
 
Zoning Request: Rezoning 
 
Description:  Rezoning from C-2 to R-1-D  
_____________________________________________________________________________________ 
 
Proposal Summary 
 
The City of Highland is the applicant. The City of Highland is requesting to rezone the following parcels 
from C-2 Central Business District to R-1-D single-family residential.  
 
1414 Lynn Street, PIN# 01-2-24-04-09-103-030 
1410 Lynn Street, PIN# 01-2-24-04-09-103-031 
1408 Lynn Street, PIN# 01-2-24-04-09-103-032 
1406 Lynn Street, PIN# 01-2-24-04-09-103-033 
1404 Lynn Street, PIN# 01-2-24-04-09-103-034 
1400 Lynn Street, PIN# 01-2-24-04-09-103-035 
1310 Lynn Street, PIN# 01-2-24-04-09-103-036 
1306 Lynn Street, PIN# 01-2-24-04-09-103-037 
1304 Lynn Street, PIN# 01-2-24-04-09-103-038 
1302 Lynn Street, PIN# 01-2-24-04-09-103-039 
1301 Lynn Street, PIN# 01-2-24-04-09-103-040 
1307 Lynn Street, PIN# 01-2-24-04-09-103-041 
1311 Lynn Street, PIN# 01-2-24-04-09-103-042 
1401 Lynn Street, PIN# 01-2-24-04-09-103-043 
1407 Lynn Street, PIN# 01-2-24-04-09-103-044 
1411 Lynn Street, PIN# 01-2-24-04-09-103-045 
1415 Lynn Street, PIN# 01-2-24-04-09-103-045 
1302 Oak Street, PIN# 01-1-24-04-09-103-016 
1314 Oak Street, PIN# 01-1-24-04-09-103-015 
1318 Oak Street, PIN# 01-1-24-04-09-103-014 
1400 Oak Street, PIN# 01-1-24-04-09-103-013 
1402 Oak Street, PIN# 01-1-24-04-09-103-012 
1406 Oak Street, PIN# 01-1-24-04-09-103-011 

 
City Staff noticed that this area is currently zoned C-2 Central Business District, although it consists of 
solely single-family residences and the intention of this area is to remain single-family residential.  
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It is City Staff’s conclusion that Widmer Floral once owned a large portion of this area and the area was 
zoned C-2 for the floral company. It was never rezoned when it became a single-family residential area.  
 
It is important to rezone this area so that single-family homes are a conforming use. They are currently 
legal nonconforming in C-2. 
 
A letter that was mailed to the property owners is enclosed. City Staff has received 20 returned forms of 
support from property owners. At the time of this staff report, City Staff has been unable to make contact 
with 3 of the 23 property owners. Attempts of contact include a mailed letter, knocking on the door, and 
calling the number on file for each of the 3 property owners we have not received a response from.  
 
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 Medium Density Residential on the Comprehensive Plan’s Future 
Land Use Map. The applicant’s request is consistent with the Future Land Use Map and the goals and 
policies established within the Comprehensive Plan. 
 
Zoning Map 
 

 



                                     
 

City of Highland 
Building and Zoning 

 
 
Future Land Use Map 

 

 
 
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 C-2 and consists of single-family homes.  
 

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

Direction Land Use Zoning 

North Single-Family Residences R-1-D 

South Widmer Floral; Single-Family Residences C-2; R-1-D 

East Single-Family Residences R-1-D 

West One & Two-Family Residences  R-2-B 
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3. The extent to which the zoning map amendment may detrimentally affect nearby properties.   

The rezoning will not have a negative effect on nearby properties.   
 

4. Suitability of the property in question for uses already permitted under existing requirements.  
The property is suitable for single-family residences.  
 

5. Suitability of the property in question for the proposed uses. 
There are no proposed new uses.  
 

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.   
This property has become a residential area since it was initially zoned.   
 

7. The effect the proposed map amendment would have on the implementation of the City’s 
Comprehensive Plan. 
The 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. 
The amendment will not affect public utilities, public services, or traffic.  

 
9. Whether the map amendment will promote the health, safety, quality of life, comfort and general 

welfare of the city. 
The amendment will promote the health, safety, quality of life, comfort and general welfare of 
the city. 

Aerial Photograph  

 









Address Received Form of Support Received Written Statement in Protest Date Received

1414 Lynn

1410 Lynn X 10/21/2020

1408 Lynn X 10/15/2020

1406 Lynn X 10/12/2020

1404 Lynn X 10/14/2020

1400 Lynn X 10/13/2020

1310 Lynn X 10/21/2020

1306 Lynn X 10/15/2020

1304 Lynn X 10/29/2020

1302 Lynn X 10/29/2020

1301 Lynn X 10/26/2020

1307 Lynn X 10/27/2020

1311 Lynn X 10/16/2020

1401 Lynn X 10/20/2020

1407 Lynn X 10/20/2020

1411 Lynn X 10/20/2020

1415 Lynn

1302 Oak X 10/13/2020

1314 Oak

1318 Oak X 10/16/2020

1400 Oak X 10/29/2020

1402 Oak X

1406 Oak X 10/27/2020
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Meeting Date:  December 2, 2020 
 
From:   Breann Speraneo, Director of Community Development 
 
Location:  216, 217, 220, 221, 224, 225, 228, 229, 232, 233, 236, 237, 240, 241, 244, 245,   
                                           248, 249, 252, 253, 256, 257 Flax Drive 
 
Zoning Request: Rezoning 
 
Description:  Rezoning from R-2-B to R-3  
_____________________________________________________________________________________ 
 
Proposal Summary 
 
The applicants and property owners are Flax Meadow LP and Grandview Farm LP. The applicants of this 
case are requesting the following zoning map amendment: 
 
To rezone the following parcels from R-2-B to R-3: 
 

  
 

PIN# Address Owner

02-2-18-28-13-301-014 216 Flax Drive Flax Meadow LP

02-2-18-28-13-301-011 217 Flax Drive Grandview Farm LP

02-2-18-28-13-301-015  220 Flax Drive Flax Meadow LP

02-2-18-28-13-301-010 221 Flax Drive Grandview Farm LP

02-2-18-28-13-301-016 224 Flax Drive Flax Meadow LP

02-2-18-28-13-301-009 225 Flax Drive Grandview Farm LP

02-2-18-28-13-301-017 228 Flax Drive Flax Meadow LP

02-2-18-28-13-301-008 229 Flax Drive Grandview Farm LP

02-2-18-28-13-301-018  232 Flax Drive Flax Meadow LP

02-2-18-28-13-301-007 233 Flax Drive Grandview Farm LP

02-2-18-28-13-301-019 236 Flax Drive Flax Meadow LP

02-2-18-28-13-301-006 237 Flax Drive Grandview Farm LP

02-2-18-28-13-301-020 240 Flax Drive Flax Meadow LP

02-2-18-28-13-301-005 241 Flax Drive Grandview Farm LP

02-2-18-28-13-301-021 244 Flax Drive Flax Meadow LP

02-2-18-28-13-301-004 245 Flax Drive Grandview Farm LP

02-2-18-28-13-301-022 248 Flax Drive Grandview Farm LP

02-2-18-28-13-301-003  249 Flax Drive Grandview Farm LP

02-2-18-28-13-301-024 252 Flax Drive Grandview Farm LP

02-2-18-28-13-301-002 253 Flax Drive Grandview Farm LP

02-2-18-28-13-301-023 256 Flax Drive Grandview Farm LP

02-2-18-28-13-301-001 257 Flax Drive Grandview Farm LP
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This rezoning is due to the following recent Zoning Code text amendment, recommended by the 
Combined Planning & Zoning Board on September 2, 2020 and approved by the City Council on September 
7, 2020: 
 
The City of Highland (1115 Broadway) is requesting a text amendment to Section 90-127 of the Municipal 
Code to reduce R-2-A and R-2-B zoning districts to one and two unit dwellings and to correct an error 
pertaining to R-3. 
 
The purpose of this text amendment was to ensure that the Municipal Code’s text aligns with the zoning 
matrix of allowed uses and to require future multifamily developments to be within a zoning district that 
allows for more than two-unit dwellings. 
 
This text amendment was not created to cause difficulty for existing multifamily developments. As a result 
of this text amendment, the existing Flax Meadows four-unit dwellings with the R-2-B district on Flax Drive 
are now considered legal nonconforming.  
 
City Staff recommends the rezoning of Flax Drive from R-2-B to R-3 to allow for the existing multifamily 
dwellings to be a conforming use and to allow for the Flax Meadows development to complete phase two 
of construction. A Planned Unit Development is also recommended in order to make the use conforming.  
 
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 Mixed Use on the Comprehensive Plan’s Future Land Use Map. The 
applicant’s request is consistent with the Future Land Use Map and the goals and policies established 
within the Comprehensive Plan.  
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Zoning Map 
 

 

 
 
Future Land Use Map 
 

 

 

 
Standards of Review for Zoning Map Amendments and Findings of Fact 
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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 currently consists of Flax Meadows multifamily units and vacant lots.  
2. Existing use and zoning of other lots in the vicinity of the property in question. 

Direction Land Use Zoning 

North Vacant Land C-4 

South Vacant Land R-1-C 

East Vacant Land R-1-C 

West Vacant Land C-4 

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

The rezoning will not have a negative effect on nearby properties.   
 

4. Suitability of the property in question for uses already permitted under existing requirements.  
The property is suitable for Flax Meadows development.   
 

5. Suitability of the property in question for the proposed uses. 
The property is suitable for the Flax Meadows development.  
 

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 property has not changed. This rezoning is the result of a text amendment, not land use.   
 

7. The effect the proposed map amendment would have on the implementation of the City’s 
Comprehensive Plan. 
The 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. 
The amendment will not affect public utilities, public services, or traffic.  

 
9. Whether the map amendment will promote the health, safety, quality of life, comfort and general 

welfare of the city. 
The amendment will promote the health, safety, quality of life, comfort and general welfare of 
the city. 
 

Staff Discussion 
 
This rezoning has been made necessary due to unintended consequences of a text amendment to correct 
an error in the code. Staff supports the rezoning.  
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Aerial Photograph  

 

Site Photos 
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Meeting Date:  December 2, 2020 
 
From:   Breann Speraneo, Director of Community Development 
 
Location:  216, 220, 224, 228, 232, 236, 240, 244 Flax Drive 
 
Zoning Request: Planned Unit Development 
 
Description:  PUD for existing Flax Meadows residential dwelling units 
_____________________________________________________________________________________ 
 
Proposal Summary 
 
Flax Meadow LP (28 E. Saint Charles Rd, Villa Park, IL) is the applicant and property owner. The applicant 
is requesting a Planned Unit Development for eight 4-unit dwellings and an office building at: 
 

PIN# Address Owner 

02-2-18-28-13-301-014 216 Flax Drive Flax Meadow LP 

02-2-18-28-13-301-015  220 Flax Drive Flax Meadow LP 

02-2-18-28-13-301-016 224 Flax Drive Flax Meadow LP 

02-2-18-28-13-301-017 228 Flax Drive Flax Meadow LP 

02-2-18-28-13-301-018  232 Flax Drive Flax Meadow LP 

02-2-18-28-13-301-019 236 Flax Drive Flax Meadow LP 

02-2-18-28-13-301-020 240 Flax Drive Flax Meadow LP 

02-2-18-28-13-301-021 244 Flax Drive Flax Meadow LP 

 
This Planned Unit Development is needed due to the following recent Zoning Code text amendment, 
recommended by the Combined Planning & Zoning Board on September 2, 2020 and approved by the City 
Council on September 7, 2020: 
 
The City of Highland (1115 Broadway) is requesting a text amendment to Section 90-127 of the Municipal 
Code to reduce R-2-A and R-2-B zoning districts to one and two unit dwellings and to correct an error 
pertaining to R-3. 
 
The purpose of this text amendment was to ensure that the Municipal Code’s text aligns with the zoning 
matrix of allowed uses and to require future multifamily developments to be within a zoning district that 
allows for more than two-unit dwellings. 
 
This text amendment was not created to cause difficulty for existing multifamily developments. As a result 
of this text amendment, the existing Flax Meadows four-unit dwellings with the R-2-B district on Flax Drive 
are now considered legal nonconforming.  
 
City Staff recommends a Planned Unit Development to be issued for the existing Flax Meadows dwelling 
units in order to make them a conforming use.  
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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 Mixed Use on the Comprehensive Plan’s Future Land Use Map. The 
applicant’s request is consistent with the Future Land Use Map and the goals and policies established 
within the Comprehensive Plan.  
 
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) Whether the proposed amendment or special use is consistent with the city's comprehensive 

plan; 
It is consistent. This is an already existing use.  

(2) The effect the proposed amendment or special use would have on public utilities and on traffic 
circulation; 
There existing use utilizes public utilities and does not have an effect on traffic circulation.  

(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 existing use adequately protects 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 existing uses does not have a negative effect on the value of the neighboring property and 
the city’s overall tax base.  

(5) The effect the proposed special use would have on public utilities; and 
The existing use utilizes 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 near the existing use that require special protection.  

 
Staff Discussion 
 
This PUD has been made necessary due to unintended consequences of a text amendment to correct an 
error in the code. Staff supports the PUD and has completed the paperwork on behalf of the applicants.  
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Aerial Photograph  

 

Site Photos 
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Meeting Date:  December 2, 2020 
 
From:   Breann Speraneo, Director of Community Development 
 
Location:  237, 241, 245, 248, 249, 252, 253, 257, 256 Flax Drive 
 
Zoning Request: Planned Unit Development 
 
Description:  PUD for additional Flax Meadows residential dwelling units 
_____________________________________________________________________________________ 
 
Proposal Summary 
 
North Arrow Development (28 E. Saint Charles Rd, Villa Park, IL) is the applicant and Grandview Farm LP 
(10205 State Route 143, Marine, IL) is the property owner. The applicant is requesting a Planned Unit 
Development for 32 dwelling units and a community garden/playground at: 
 

 
 
The proposed development consists of: 

- (4) one-bedroom units (1 accessible & one sensory) 
- (12) two-bedroom units (1 accessible) 
- (16) three-bedroom units (2 accessible) 
- Playground & community garden area 
- 64 parking spaces (6 ADA) 

 
This Planned Unit Development is needed due to the following recent Zoning Code text amendment, 
recommended by the Combined Planning & Zoning Board on September 2, 2020 and approved by the City 
Council on September 7, 2020: 
 
The City of Highland (1115 Broadway) is requesting a text amendment to Section 90-127 of the Municipal 
Code to reduce R-2-A and R-2-B zoning districts to one and two unit dwellings and to correct an error 
pertaining to R-3. 

PIN# Address Owner

02-2-18-28-13-301-006 237 Flax Drive Grandview Farm LP

02-2-18-28-13-301-005 241 Flax Drive Grandview Farm LP

02-2-18-28-13-301-004 245 Flax Drive Grandview Farm LP

02-2-18-28-13-301-022 248 Flax Drive Grandview Farm LP

02-2-18-28-13-301-003  249 Flax Drive Grandview Farm LP

02-2-18-28-13-301-024 252 Flax Drive Grandview Farm LP

02-2-18-28-13-301-002 253 Flax Drive Grandview Farm LP

02-2-18-28-13-301-023 256 Flax Drive Grandview Farm LP

02-2-18-28-13-301-001 257 Flax Drive Grandview Farm LP
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The purpose of this text amendment was to ensure that the Municipal Code’s text aligns with the zoning 
matrix of allowed uses and to require future multifamily developments to be within a zoning district that 
allows for more than two-unit dwellings. 
 
This text amendment was not created to cause difficulty for existing multifamily developments. As a result 
of this text amendment, the existing Flax Meadows development is must obtain a PUD for any future 
expansions.  
 
City Staff recommends a Planned Unit Development to be issued for the continuation of Flax Meadows.  
 
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 Mixed Use on the Comprehensive Plan’s Future Land Use Map. The 
applicant’s request is consistent with the Future Land Use Map and the goals and policies established 
within the Comprehensive Plan.  
 
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) Whether the proposed amendment or special use is consistent with the city's comprehensive 

plan; 
It is consistent.  

(2) The effect the proposed amendment or special use would have on public utilities and on traffic 
circulation; 
The use would utilize public utilities and would not have an effect on traffic circulation.  

(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 existing use adequately protects 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 use would not have a negative effect on the value of the neighboring property and the city’s 
overall tax base.  

(5) The effect the proposed special use would have on public utilities; and 
The use would 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 near the existing use that require special protection.  



                                     
 

City of Highland 
Building and Zoning 

Staff Discussion 
 
This PUD has been made necessary due to unintended consequences of a text amendment to correct an 
error in the code. Staff supports the PUD and has completed the paperwork on behalf of the applicants.  

Aerial Photograph  
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