Meeting Date: June 28, 2021
Meeting Time: 7:00 P.M.
Meeting Location: City Hall
118 Hillsboro Ave.

ZONING BOARD OF APPEALS
AGENDA
Zoning Board Members
Bob Hotz, Chair
Ann Robertson, Vice Chair
Charles McCaskill
Mike Pierceall

I.

ROLL CALL

II.

PUBLIC COMMENT

III.

APPROVAL OF MINUTES
A. May 24, 2021 Regular Meeting Minutes.

IV.

ZONING CASES

Jeanne Krebs
Tom Butts
David Gerber

Case 2021-28
Danny and Cindy Highlander have petitioned the City of Edwardsville for a special use permit to
allow the first floor of the property to be used as a dwelling unit at 529 St. Louis Street. The
property currently has one dwelling unit on the second floor and the use of the first floor as a
dwelling unit would result in a two-family dwelling unit with no commercial component. The
property is more specifically identified as PID 14-2-15-11-09-104-022. The property is currently
zoned MU-1 Downtown Mixed Use District.
Case 2021-30
Dave Slemmer and Brian Holsapple have petitioned the City of Edwardsville for a special use
permit to allow the property the operation of a walk up retail service establishment (Ice Vending
Machine) of which more than 25% of the commercial activity will be conducted outside a
completely enclosed building at 447 South Buchanan Street. The property is more specifically
If prospective attendees require an interpreter or other access accommodation, please contact the
Edwardsville City Clerk’s office at 618-692-7500 no later than 48 hours prior to the commencement of the
meeting to arrange the accommodations.

identified as PID 14-2-15-11-20-401-006. The property is currently zoned B-2
Commercial/Business District.
V.

OLD BUSINESS

VI.

NEW BUSINESS

VII.

ADJOURNMENT

If prospective attendees require an interpreter or other access accommodation, please contact the
Edwardsville City Clerk’s office at 618-692-7500 no later than 48 hours prior to the commencement of the
meeting to arrange the accommodations.

EDWARDSVILLE ZONING BOARD OF APPEALS
Meeting Minutes
5/24/21
7:00 PM
Approved: ___________________

I. ROLL CALL:
Present
B. Hotz, Chairman
A. Robertson, Vice Chairman
C. McCaskill
J. Krebs
T. Butts
D. Gerber
E. Fultz, Staff
C. Miller, Staff
B. Buncher, Staff
E. Sutter, Staff
J. Cunningham, Staff
E. Long Mays
J. Mays
Chris H.
M. Clinger
K. Goodner
T. Saksa
J. Fish
II.

Absent
M. Pierceall

PUBLIC COMMENT: None.

III. APPROVAL OF MINUTES
Minutes of the regular meeting for April 26, 2021 are hereby approved and passed.
IV. ZONING CASES
A. Case 2021-24 – Special Use Permit
Erin Long & Joseph Mays have petitioned the City of Edwardsville for a special use permit to allow a
bed and breakfast as a home occupation at 223 North Kansas Street. The property is more specifically
identified as PID 14-2-15-11-07-0203-016.001. The property is currently zoned R-1 Single Family
Residence District.
APPLICANT: Erin Long & Joseph Mays
LOCATION: 223 North Kansas Street
AREA LAND USE AND ZONING: The subject site is zoned R-1 Single Family Residence District
and is adjacent to single-family and multiple-family dwellings zoned R-1 Single-Family
APPLICABLE PLANNING CONSIDERATIONS: The Comprehensive Plan shows this property
as Neighborhood District. The existing zoning is in agreement with the Comprehensive Plan
ZONING BOARD OF APPEALS STANDARDS FOR SPECIAL USE PERMITS:
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1) Existing uses and zoning of nearby property and relationship to Edwardsville’s adopted comprehensive
plan.

Direction
North
South
East
West

Zoning Designation
R-1 Single-Family Residential
District
R-1 Single-Family Residential
District
R-1 Single-Family Residential
District
R-1 Single-Family Residential
District

Use
Vacant Lot
Single-Family Dwelling
Multiple-Family Dwelling
Parking Lot

2) Extent to which property value diminishes adjacent to the zoned parcels. Value decrease to be supplied by
the petitioner and made by professional appraiser.
•

No property value information provided by petitioner.

3) Extent to which the proposed change alters or promotes the public health, safety morals or general welfare.
•

The proposed use will neither alter nor promote the public health, safety, morals, or general welfare
of the community.

4) The relative gain to the public as compared to the hardship imposed upon the property owners, and there is a
need for the proposed special use.
•

The proposed Bed & Breakfast use would provide Edwardsville’s visitors with a more local
experience for their stay. This type of special use could allow for potential hardships for adjoining
property owners such as neighborhood disturbances and increased traffic due to transient tenants.

5) The suitability of the subject property for the zoned purposes indicated by ordinance.
•

The property is suitable for the Permitted Uses listed in the R-1 Single-Family Residential District
and could easily be occupied by a permitted use (e.g. single-family dwelling).

STAFF DISCUSSION:
Erin Long Mays stated that they applied for the special use permit to provide a space for people visiting Edwardsville
to stay. She stated that they are using Auto Host, which is a multi-layered guest verification system. It will validate
the guest’s information and will alert the hosts of any concerning results. External security cameras are at every entry
point. There will be a noise monitoring system inside the house which is a part of the house rules which is a binding
document signed by the guests. The maximum occupancy will be six adults. The minimum is two night stay, the
target market of vacation guests and traveling professionals is between fourteen and sixty nights.
Joseph Mays stated that they respect the staff’s concerns. He believes that the visitors will be a benefit to local
businesses. He asked that the special use permit to be allowed on a case by case basis allowing the objected criteria
of the ordinance to drive approval or denial and regulate tax appropriately. This allows the city has the power to
ensure that short term rentals do not grow outside of what the city desires. He fears that the city is excluding itself
from the growing industry of short term rentals.
Kimberly Goodner stated that students bring their families downtown during graduation and they mentioned that they
wished there were places to stay close to downtown. She stated that it would great for people to be able to stay in a
place on Main Street when visiting town.
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Jared Fish stated that he is a coworker of Joseph Mays and there is need a need for family to be able to stay when
visiting town. He talked in favor of the special use permit.
Emily Fultz read several emails both in favor and opposition to the special use permit.
Tom Saksa asked who sent in one of the letters and stated that there are other areas in town that the noise level is a
problem.
Ann Robertson asked if there was an ordinance in place regarding short term rentals. Emily Fultz stated that we do
not have one in place.
Tom Butts stated that he has concerns about the monitoring of this property and stated that if this is granted,
everyone else needs to be following the same rules. He stated that he did not understand the target of a forty to sixty
day stay. Erin Long Mays stated that their target is traveling nurses, faculty, and families moving in and out of the
area. Tom Butts recommended to Council to make it unique that the standard needs to be followed in line with this
special use permit.
Bob Hotz asked if the City would review this special use permit annually. Emily Fultz stated that special use permits
are not reviewed annual and the applicants would have to reapply if they were to sell the property or use the dwelling
as something other than what is proposed in this application.
Tom Butts asked if the house was sold and if the new owners could use the property in the same way. Emily Fultz
stated that the ordinance was changed the allow an administrative approval for uses that are exactly the same. She
stated that the ordinance was written for commercial properties that have a big turnaround. The board could also
approve this special use permit in the applicants name only.
Bob Hotz asked how the City would have relief with knowing the applicants are true to their word without a proper
ordinance in place. He stated that the background checks should continue.
Kimberly Goodner stated that there are places in town that are being used as short term rentals and that there should
be an ordinance in place to make things safer. She stated that something like this is good for business owners like
herself, and that she has considered offering free coupons for guests staying in the short term rental.
Emily Fultz addressed comments about rentals in town and stated that letters were sent out that they need to stop. She
stated that the owners need to present their case to the board as well. The City is dealing with problem rentals and is
looking at city wide regulations. She stated that the City is evaluating what other cities in the area are doing, and a
conversation will be down the road regarding allowing short term rentals as a whole or not.
Tom Butts stated that there was a problem similar in his neighborhood and it was difficult to get the situation
resolved, but this special use is evolutionary. He also stated that cases need to be looked at individually. He made a
motion to allow the special use permit with the caveat when the property sells that it would need to come back to
square one and not be renewed.
Bob Hotz asked if the petitioners could take the presentation to the next committee. He also asked how the conditions
would be written in. Emily stated that a resolution will be written and asked the petitioners to provide documentation
for it as well.
STAFF RECOMMENDATION:
• Staff recommends denial of the Special Use Permit request.
•

One of the primary purposes of the adopted zoning ordinance is to protect the character and stability
of sound existing residential areas (1240.01(c)(3).

•

High turnover of transient guests has the potential to negatively affect the character of an existing
neighborhood.
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•

Could also set a precedent for allowing short-term rentals throughout the City, something that staff
believes is contradictory to the stated purpose and intent of the City’s Zoning Ordinance.

VOICE ROLL CALL: 5 Ayes, 0 Nays, 1 Abstain.

NEXT STEPS:
• Administrative & Community Services Committee Meeting – Thursday, May 27 at 5:00 PM
• City Council Meeting – Tuesday, June 8, 2021 at 7:00 PM
V. OLD BUSINESS: None
VI. NEW BUSINESS: Emily Fultz stated all meetings will be in person starting June 1st. Bob Hotz stated that
Justin Zimmerman submitted a letter for resignation, and David Gerber is the interim on Zoning Board.

VII. ADJOURNMENT: Motion to adjourn (Butts), seconded (McCaskill).

ZONING ADMINISTRATOR’S REPORT
ZBA Case 2021-28, Special Use Permit
PID 14-2-15-11-09-104-022
529 St. Louis Street
June 28, 2021
APPLICANT:
Danny & Cindy Highlander
LOCATION:
The subject property is addressed as 529 St. Louis Street, and more specifically identified as PID 14-2-15-1109-104-022

SPECIAL USE PERMIT REQUEST:
The applicant is requesting a Special Use Permit in order to allow for a dwelling unit on the first floor of a multistory building. The applicant intends on using structure for a multiple-family rental. The second floor currently
has one dwelling unit. This would remove any commercial component of the existing structure.

ZONING ADMINISTRATOR’S REPORT
ZBA Case 2021-28 Special Use Permit
529 St. Louis Street - Page 2 of 3

AREA LAND USE AND ZONING
The subject property is zoned “MU-1” Downtown Mixed Use District. The surrounding property zoning and
uses are as follows:
Direction
North
South
East
West

Zoning Designation
R-1 Single-Family Residential District
MU-1 Downtown Mixed Use District
MU-1 Downtown Mixed Use District
MU-1 Downtown Mixed Use District

Use
Single-Family Dwelling
Institutional
Commercial Use
Single-Family Residence

PLANNING CONSIDERATIONS
The Comprehensive Plan shows this property as Commercial. The existing zoning is in agreement with
Comprehensive Plan.
APPLICABLE SECTION OF ORDINANCE
1242.03.3 DOWNTOWN MIXED-USE DISTRICT
(d) Special Uses:
(1) Dwelling units located on the first floor of a multi-story building.
ZONING BOARD OF APPEALS STANDARDS FOR SPECIAL USE PERMIT:
(d) Requirements for Authorization:
(1) Existing uses and zoning of nearby property and relationship to Edwardsville’s adopted
comprehensive plan.
See AREA LAND USE AND ZONING and PLANNING CONSIDERATIONS above
(2) Extent to which property value diminishes adjacent to the zoned parcels. Value decrease to be

supplied by the petitioner and made by professional appraiser.
No property value information provided by petitioner.
(3) Extent to which the proposed change alters or promotes the public health, safety morals or general

welfare.
The proposed use will neither alter nor promote the public health, safety, morals, or general welfare
of the community.
(4) The relative gain to the public as compared to the hardship imposed upon the property owners, and

there is a need for the proposed special use.
The Special Use Permit would allow a dwelling unit on the first floor in addition to the existing
dwelling unit on the second floor. This use is aligned with the Comprehensive Plan and allows the
continued stability of the area in addition to the trend of the development in the area.
(5) The suitability of the subject property for the zoned purposes indicated by ordinance.

The property is suitable for a dwelling unit on the first floor and thus a multiple-family structure.
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(e)

Conditions: The Board may provide such conditions or restrictions upon the construction, location and
operations for a special use, including, but not limited to: provisions for the protection of adjacent
property, the expiration of such special use after a specified period of time, off-street parking and loading,
as may be deemed necessary to secure the general objectives of this Zoning Code, and to reduce injury
to the value of the property in the neighborhood.

(f)

Expiration: In the event the Board establishes no time limitation within which the proposed use is to be
exercised, then the permit shall expire in one year. Nothing shall preclude an applicant from reapplying
for the same special use permit upon expiration.

(i)

Transfer of Special Use Permit: A special use permit is issued for a specified zoning lot or lots and
shall only be allowed to transfer from that location, or to another occupant or owner, as follows:
(1) All requests for transfers must be filed on an application form available through the public works
department.
(2) Substantial transfers—All substantial transfers shall be subject to review and approval by the zoning
board of appeals under the terms of section 1244.02. Substantial transfers include, but are not limited
to:
a. A transfer involving a more intensive use on the subject property;
b. Other changes deemed to represent a substantial change by the zoning administrator and public
works director.
c. The trend of development in the area surrounding the subject property necessitates further review of
the proposed special use.
(3) Unsubstantial transfers—Unsubstantial transfers will be subject to review and approval by the city
planner and public works director. Unsubstantial transfers represent minor changes from the provisions
of the originally approved special use permit and may include:
a. Transfer of ownership not effecting the intensity of the use:
b. Other changes deemed to represent an unsubstantial change by the zoning administrator and public
works director.

STAFF DISCUSSION:
The zoning ordinance requires a Special Use Permit for dwelling units on the first floor in the MU-1 Downtown
Mixed Use District. This process helps to ensure the property is suitable for a multiple-family dwelling unit and
not out of character with the neighborhood. The property currently has one dwelling unit on the second floor
and would be suitable for use as a building containing two multiple-family dwelling units with no commercial
component. Existing development in the area consists of commercial uses, single family and multi-family uses,
as well as mixed use buildings.
STAFF RECOMMENDATION
Staff recommends approval of the Special Use Permit for the dwelling unit on the first floor.

ZONING ADMINISTRATOR’S REPORT
Case 2021-30, Special Use Permit
447 S Buchanan St
PID 14-2-15-11-20-401-006
June 28, 2021

APPLICANT:
Dave Slemmer & Brian Holsapple

LOCATION:
The subject property is located at 447 S Buchanan St and more specifically identified as PID 14-2-15-1120-401-006.

SPECIAL USE PERMIT REQUEST:
The applicant is requesting to operate a walk up retail service establishment (Ice vending Machine) of
which more than 25% of the commercial activity will be conducted outside a completely enclosed building in
a “B-2” Commercial/Business District zoned area. The applicant is proposing a non-permanent 4’ x 6’
structure to be placed in the median (former ATM) in the parking lot.
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AREA LAND USE AND ZONING:
The subject property is zoned “B-2” Commercial / Business District. The adjoining properties are zoned
and used as follows:
Direction
North
South
East
West

Zoning Designation
B-2 Commercial Business District
M-1 Light Manufacturing District
B-1C Downtown Transition
MU-1 Downtown Mixed Use
M-1 Light Manufacturing District

Use
Commercial Use
Commercial Use, MCT Bike Trail
Commercial Use
MCT Bike Trail
Commercial Use

PLANNING CONSIDERATIONS:
The Comprehensive Plan identifies the future land use for this property as Commercial. The existing
zoning is in agreement with the Comprehensive Plan and approval of the proposed Special Use Permit
would be aligned with the Comprehensive Plan.
APPLICABLE SECTION OF ORDINANCE
1242.03.2 COMMERCIAL BUSINESS DISTRICT (B-2)
(b) Special Uses:
(1) Any use that involves commercial, service or storage activities conducted more than twenty-five
percent (25%) outside a completely enclosed building.
ZONING BOARD OF APPEALS STANDARDS FOR SPECIAL USE PERMIT:
(d) Requirements for Authorization:
(1) Existing uses and zoning of nearby property and relationship to Edwardsville’s adopted
comprehensive plan.
See AREA LAND USE AND ZONING and PLANNING CONSIDERATIONS above.
(2) Extent to which property value diminishes adjacent to the zoned parcels. Value decrease to be

supplied by the petitioner and made by professional appraiser.
No property value information provided by petitioner.
(3) Extent to which the proposed change alters or promotes the public health, safety morals or

general welfare.

The proposed use will neither alter nor promote the public health, safety, morals, or general
welfare of the community.
(4) The relative gain to the public as compared to the hardship imposed upon the property owners,

and there is a need for the proposed special use.
The proposed use is a unique business type in the Edwardsville area. The SUP is triggered by
the outdoor nature of the proposed use but no hardship is anticipated on adjoining property
owners.
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(5) The suitability of the subject property for the zoned purposes indicated by ordinance.

It is suitable and would be an appropriate addition to the existing uses within this development.
(e)

Conditions: The Board may provide such conditions or restrictions upon the construction, location
and operations for a special use, including, but not limited to: provisions for the protection of adjacent
property, the expiration of such special use after a specified period of time, off-street parking and
loading, as may be deemed necessary to secure the general objectives of this Zoning Code, and to
reduce injury to the value of the property in the neighborhood.
Please see the “Staff Recommendation” section.

(f)

::
(i)

Expiration: In the event the Board establishes no time limitation within which the proposed use is to
be exercised, then the permit shall expire in one year. Nothing shall preclude an applicant from
reapplying for the same special use permit upon expiration.
Transfer of Special Use Permit: A special use permit is issued for a specified zoning lot or lots and
shall only be allowed to transfer from that location, or to another occupant or owner, as follows:
(1) All requests for transfers must be filed on an application form available through the public works
department.
(2) Substantial transfers—All substantial transfers shall be subject to review and approval by the
zoning board of appeals under the terms of section 1244.02. Substantial transfers include, but are
not limited to:
a. A transfer involving a more intensive use on the subject property;
b. Other changes deemed to represent a substantial change by the zoning administrator and public
works director.
c. The trend of development in the area surrounding the subject property necessitates further review
of the proposed special use.
(3) Unsubstantial transfers—Unsubstantial transfers will be subject to review and approval by the city
planner and public works director. Unsubstantial transfers represent minor changes from the
provisions of the originally approved special use permit and may include:
a. Transfer of ownership not effecting the intensity of the use:
b. Other changes deemed to represent an unsubstantial change by the zoning administrator and
public works director.

STAFF DICUSSION:
While the use itself will not negatively impact the area, staff do have concerns about traffic circulation as a
result of this use. The machine will be placed on the concrete portion of the raised median, in front of the
trees, which is about 50 feet from the parking lot entrance (see image below). There is approximately 20
feet between the median and the parking spaces to the north, which means it is possible a vehicle could
pass one that is stopped at the ice machine, although the City’s standard for a drive aisle for two vehicles is
24 feet. There is only enough room for two vehicles to stack at this location.
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STAFF RECOMMENDATION
While staff are not opposed to the proposed use, there are concerns about the number of stacking spaces
and the nature of the business that need to be further discussed by the Zoning Board of Appeals.

