Memorandum
To:

Eric Williams – Director of Public Works, City of Edwardsville
Emily Fultz, AICP – City Planner, City of Edwardsville
From: Michael Blue, FAICP – Principal, Teska Associates
Date: June 20, 2018
RE:
City of Edwardsville Development Ordinances Assessment
The City of Edwardsville initiated an analysis of its Zoning Ordinance and development approval process
as part of ongoing efforts to support the City’s quality of place and economic development work. Teska
Associates’ role was to provide an outside perspective and evaluate the extent to which the zoning
ordinance and related procedures set out a predicable process that adds value to developments and
ensures sound communication by all parties. The scope of work for this audit included a review of City
land use codes and policy plans, input from community stakeholders (developers, designers, elected
officials, engineers and staff) and consideration of the extent to which the ordinances and approval
process secure desired development.
Evaluating the City of Edwardsville Zoning Ordinance applied consideration at two levels – the big picture
(policies) and the details (technical code elements). Understanding broader policy matters is necessary
prior to making decisions about refining major components of any development code. Therefore, insight
to City zoning policy was drawn from the Edwardsville Comprehensive Plan, review of recent case files,
input from stakeholders and elected officials, and discussions with City staff. That overview showed that
the community is pulling in the same direction regarding a vision of Edwardsville’s future. While there
may be differences in areas of emphasis or needs of those involved in development (property owners,
developers, designers, staff, or elected officials), there is consistency in the expectation for quality results.
This report presents findings of that work as it relates to development policies and practices of the City.
In regard to these policy consideration, a City Council workshop was held in January 2018. Each of the six
items was presented and discussed by the Council. The workshop generated a productive discussion
regarding application of zoning in Edwardsville and how it can support the expected quality of
development and advance City quality of life objectives. The final section of this report follows up on that
discussion and considers possible alternatives for amending the code.
From a technical perspective, this assessment evaluated specific points of how the development code
defines and regulates wide ranging zoning elements such as types of permitted businesses, yard setbacks,
submittal requirements for zoning requests, etc. The utility of this review is to support the day to day
application of development codes and determine the extent to which they incorporate best practices in
the profession, as well as how they support the City’s overall development goals.
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This evaluation was prepared with the understanding that current codes and procedures represent years
of work by the City and development community, and that the result of those efforts show much to be
proud of in Edwardsville. The purpose here was to “check in” with the underlying process to be sure future
outcomes provide continued success. This evaluation does not serve as a redrafting of the ordinances or
a formal legal review, and specific new zoning text language is not proposed.
In addition, it is noteworthy that the real estate market in Edwardsville is strong and the City has many
assets noted by stakeholders: the downtown, serving as the County seat, SIU - E campus, I-55, a
foundation of planning, involved leadership and a well-respected municipal staff. Together, those
perspectives and community strengths reflect the broader policy direction spelled out in the City of
Edwardsville 2010 Comprehensive Plan and its Vision Statement:

Section 1: Policy Considerations
This section highlights key policy issues, recommends changes to be considered in those policies, and
poses zoning related questions for the City to contemplate moving forward. In coordinating the
Comprehensive Plan’s vision for the City with current development regulations and practices, six policy
questions emerge as relevant in considering the Edwardsville Zoning Ordinance.
I-55 Corridor District
The I-55 Interchange at RT 143 has seen extensive planning over more than a decade, done together with
Madison County and the Village of Glen Carbon. The joint plan, future boundaries, and common
development regulations for the area were agreed to by the parties with the expectation that this will be
a future growth center for the region. The relevant development regulations in the Edwardsville Zoning
Ordinance are found in Appendix I: I-55 Zoning Corridor. Existing land uses in the Edwardsville portion of
this area include a small amount of existing residential and office development, with plans in the works
for a recreational center. One building to date, a church, has been approved through the I-55 Zoning
Corridor provisions.
Based on discussions with stakeholders, there is consensus that the development regulations for this area
are complex and limit development flexibility. The ideal of attractive high quality, office park, residential,
and town center development on the I-55 corridor is well supported, but there is a question as to whether
the current regulations represent the best way to bring about that vision. Understanding that the I-55
Zoning District was the result of thoughtful work and negotiations, its use in the zoning ordinance should
be reconsidered. Common application of development regulations is that the “form based” structure of
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the code applied in the I-55 District is better suited to already developed areas seeking to preserve an
existing character (like a downtown). The long timeframe over which the I-55 corridor will develop and
the flexibility that timeline requires for development to be responsive to changing real estate market
conditions suggests that a more conventional approach to zoning would be beneficial; but it must be one
that maintains a focus on the development form and appearance desired by the City.

Policy Recommendation: Application of the I-55 Zoning Corridor District should be reevaluated, and strong
consideration given to applying other zoning techniques (such as adopted Design Guidelines and a design
review structure) that can accomplish goals of the district.
Policy Questions:
•

•

Is the City open to an alternative, less prescriptive zoning approach if it would accomplish the
same goals? Such an approach would incorporate similar design review standards and a review
process (administrative or commission based) to facilitate desired development design.
o To what extent is the type and design of office / commercial development currently in the
I-55 District (Scott Credit Union, Hortica Insurance and Prairie Farms) in keeping with the
City’s vision for such development in the area? If it is, that development can be used to
begin framing design standards for the area.
o Do the new residential subdivisions near the I-55 District set an appropriate standard for
residential development in the area?
Is the notion of a neighborhood commercial district in the area still in keeping with City goals?

Hortica Insurance and Scott Credit Union (source Google)
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Downtown
Downtown Edwardsville and its surrounding residential areas are
a distinguishing and desirable element of the community.
Downtown includes a mix of commercial and public uses that
form an active central district. Development regulations for the
downtown are prescribed by the B-1 Central Business District.
Downtown was described by stakeholders as attractive and a
strength of the community. Specific desirable qualities noted for
downtown were its walkability and proximity to residential areas
(people can walk to get there and also walk comfortably around
the district), that it serves as a central core for the community
(having a mix of governmental, commercial, and entertainment
uses), and that it is a business district unlike others in the area
(having historic elements and newer, attractive buildings). That
said, there were varying perspectives noted by stakeholders
about the appearance of some buildings in the district, as well as
some questions as to the appropriateness of a recently
constructed five-story building. However, overall comments about the downtown were positive.
Questions about downtown development have focused recently around questions of building height. In
addition, the pedestrian friendliness of buildings was noted – some buildings do not have inviting first
floors or have first floors with windows that are covered. A third downtown development question relates
to the future of North Main Street, just northwest of the downtown. The area is underdeveloped now,
and has potential for reinvestment. That area is regulated under the B-2 Commercial / Business District.
The 2010 Comprehensive Plan sets out a vision for the downtown that reflects building on its existing
strengths. Detailed in eighteen specific policies, the plan’s vision for downtown is summed up by:
“Downtown District Principles: The Downtown District provides the governmental, economic,
cultural, recreational and historic core of the community and will provide a mix of retail, office,
and multifamily residential uses in a highly pedestrian oriented street focused environment.”
Comprehensive Plan principles for the
downtown are reflected in the Zoning
Ordinance to an extent, but the code does not
define standards to the degree of specificity
that would support the character spelled out in
the plan. For example, the plan notes the need
for transitional zoning standards (as noted
elsewhere in this report, this could be
accomplished through application of the B-3 or
a modified version of that district). In
recognition of the importance of the
downtown’s character, the plan also suggests
that the City consider a form based code
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approach to zoning for the area. However, the Zoning Ordinance currently provides no specific standards
related to building design characteristics. Lastly, unique downtown parking needs are described in the
plan (high demand and the difficulty of providing parking on the same site for some developments).
Zoning Ordinance parking standards for the B-1 District do reflect unique parking needs in district
standards.
Policy Recommendation: The City’s Comprehensive Plan and the importance of downtown to the
community suggest the need for a higher level of regulatory input for the district to protect its current
form and scale. Additional standards and review procedures can range from more detailed bulk standards,
application of design guidelines, use of a design review process, or application of form based zoning for
the B-1 District. These options can be evaluated further to determine whether applying them to the
downtown district is appropriate.
Policy Questions:
•
•
•
•

Is there a sense that current downtown zoning regulations adequately reflect the desired form
and character of development?
What are the community’s priorities for preserving the historic character and structures in the
downtown? How can those best be balanced with new development and renovation?
Would increasing intensity of development (height and density) in downtown advance stated
strengths and support a vibrant district, or would that endanger its character?
Would a higher level of control on the design of new buildings, such as design guidelines or form
based zoning, be acceptable for the downtown?

Design Quality / Design Review
Newer development in Edwardsville (both residential and commercial) is generally considered to be of
high quality. Commercial development, mostly along Troy Road, Rt. 157 and the downtown reflects
attention to architectural detail, appropriately scaled signage (monument signs) and attractive
landscaping. Likewise, newer residential developments reflect thoughtful site planning, desirable
architecture and amenities for residents. There are, certainly, exceptions to this description and
differences of opinion regarding individual developments, but the consensus among stakeholders was
that development presents the City well.

An important consideration is that this level of quality goes above and beyond standards for design
identified in the City’s development codes. The appearance is the result of decisions made by those
developing properties, not directed by City codes. Through the approval process the City staff,
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commissions, and elected officials influence the quality of projects that go before them, but that does not
include all construction. To some extent, the quality standard is reflective of the strong development
market in Edwardsville.
In some communities, the architectural design of commercial and / or multiple-family dwellings is
regulated through an appearance design code and a dedicated commission (single-family construction is
rarely subject to design review). The City’s Comprehensive Plan notes that a Design Review Board has
been considered previously. Key to a design review process is a set of standards to guide developers and
designers, and against which the City would assess proposed development plans (much the way the
Zoning Ordinance has standards for considering special uses). These standards are not intended to make
all development look similar, but that they be done in context to the site and community.
A design review process can present concerns for developers. The most common is that the step would
add time to the review process for development. A second concern is that the step can create uncertainty
– that a design might be arbitrarily changed by a commission and add time and cost to the process. These
concerns are legitimate, but can be addressed by a set of well-defined design guidelines. Concerns over
timing can be addressed by thoughtfully scheduling a design review body, or making determinations of
design standards an administrative (staff) function. For the latter, appeals to staff determinations under
the design standards can be forwarded to the Plan Commission to serve as an arbitrator.
Policy Recommendation: Establish a design review process to maintain and enhance the appearance of
commercial and multiple-family developments. Such a process would include a defined set of standards
and review group. Options for the review include it being conducted by a separate commission, existing
body, or by staff.
Policy Question:
•

Is the City open to a formal process of architectural review, if the system could be built on
clearly defined standards, support original and imaginative design, and not be an overly
burdensome aspect of the process?

Development Process
The zoning entitlement process in Edwardsville (for special uses, PUDs, variances, and amendments)
generally reflects that of other communities. Applications flow from staff review, to commission / board
deliberation, to final determination by the City Council (except for items final at ZBA). A fundamental part
of the procedure, an informal workshop between staff and developers that occurs at the start of the
approval process, was highlighted by all stakeholders as being a very valuable step. This experience is
consistent with that of other communities that incorporate such a meeting.
Zoning matters are heard by Edwardsville reviewing bodies as follows:
•
•

Plan Commission: PUDs, plats, Land Development Ordinance variances, text amendments, and
rezoning > 2 lots and/or 1 acre.
Zoning Board of Appeals (ZBA): variances, administrator appeals, special uses, and rezoning 2 or
less lots and/or > 1 acre (recommends to Council).
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•

City Council: Final determination on PUDs, Land Development Ordinance variations, text
amendments and map amendments.

There is variability on how the exact zoning entitlement process works in communities; but the steps are
generally the same and the developers, engineers and designers who work in multiple places maneuver
accordingly. In Edwardsville, there is an additional element of the process that is not as common to other
places. Prior to deliberation at the Plan Commission, applications are heard at its Land Use Committee.
Similarly, prior to being heard at City Council, land use items are first considered at the Administrative and
Community Services Committee and the Public Services Committee before moving to the full Council.
This committee review structure adds steps to the development approval process, and can create longer
timeframes and additional costs for applicants. In considering how to make the development review
processes more efficient, it is logical to consider if some of these committee deliberations can be removed
or combined. All other aspects of the development market and entitlement process being equal, builders
and developers will be drawn to communities with a shorter process and fewer review steps.
Conversely, there are several reasons why the committee structure was noted as being useful in
Edwardsville:
•
•
•
•

Allows time for review and input by the public.
The City moves the process along efficiently.
The Committee structure is fundamental to governance in Edwardsville; non-land use items are
considered in the same manner.
There is ample construction happening in Edwardsville, the system does not seem to have slowed
development.
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Policy Recommendation: Evaluate steps in the entitlement process (including committee reviews) to be
sure they add value to the development and the City’s development goals. If not, consider removing
certain steps from the review process. A possible change could be to eliminate one of the City Council
committees hearing land use matters.
Other possible efficiencies in the development review process should be considered. Primarily,
administrative review of some zoning approvals can make for a more efficient and effective process. For
example, in some communities, items such as minor variations or application of design standards are
conducted by the staff. The City may wish to consider if the process of administrative review for some
zoning matters is appropriate to be conducted by Public Works or other staff in Edwardsville.
Policy Questions:
•
•
•

What aspects of the committee structure add the most value to development review in
Edwardsville?
Is there a step in the process that can be eliminated without diminishing the quality of the review
process?
Is Administrative Review appropriate for minor variations or other approvals in Edwardsville?

Need for an R-3 District
Often, review of a zoning ordinance finds that too many zoning districts are applied to the community.
This tends to happen over time when new districts are seen as the best way to address development or
regulatory needs. Such districts may ultimately address a very focused area (even a single site) or be too
similar to other districts – either way, their effectiveness is limited.
This is not the case in Edwardsville, where
development is primarily regulated by two
residential districts, two commercial districts,
and a manufacturing district. A third
residential district (the R-EL - Single-Family
Residence Estate Lot District), is not applied
on the zoning map. A de facto district, the
Small Lot Overly, applies to single-family
properties platted prior to 3/21/95 and
between 5,000 and 7,499 square feet with
frontages between 40 and 49 feet.
Primary consideration for a new residential district is the need for greater differentiation and regulation
of multiple family dwellings. The R-1 specifically focuses on single family detached development. This
leaves the R-2 for all other residential development – everything from duplexes to apartments. As a result,
the same overall yard setback and height standards apply to that wide range of housing types. Areas
considered appropriate for duplex or townhome living, also include (or can include) apartment buildings
or condominiums. The most direct impact of this situation is that student housing apartments are
regulated through the same districts as attached single family housing.
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Policy Recommendation: In order to separate townhome / duplex residential areas from potential adverse
impacts of multiple-family dwellings (traffic, noise, and height disparities) a new residential zoning district
specific to multiple-family residential development should be established. Key items to be addressed in
the multiple-family district would be allowable height and density of development.
Policy Question:
•

Are there sufficient differences in desired development standards (height, density, yard setback)
and / or potential impacts (noise, traffic) between townhomes and apartments that different
zoning designations are warranted?

Transitional District B-3
The B-3 Mixed Use Business District is codified in the City’s Zoning Ordinance but not currently applied to
specific properties. The purpose of the district is to accommodate a transition between commercial and
residential development. Further, it is intended to reflect a neighborhood business district development
pattern. The Comprehensive Plan describes several transition areas where homes and small buildings are
coming to be used for office and medical uses, which could be appropriate for B-3 Zoning (these areas are
zoned B -1 currently).
The concept of a transitional zoning district is sound and used commonly in zoning ordinances. However,
from a regulatory perspective, the B-3 District provides significant detail on development standards and
land uses. This level of detail, as also noted by stakeholders, is complex, highly specific, and difficult to
apply to new development in a manner
that is responsive to the marketplace.
These seem to be the reasons that the
district has not been mapped. In
addition, much of the commercial
development in Edwardsville (other
than the downtown) is focused along
commercial corridors and relatively
large tracts of land. This is not in keeping
with the B-3 regulations, which reflect
neighborhood scaled and formatted
development; the district does not
appear to be an effective match with most commercial development in the City. That said, there are areas
noted in the Comprehensive Plan and perhaps other areas (such as the portion of Main Street that extents
north of the Downtown, or the yet undeveloped area east of District Drive north of Goshen Road) where
a transitional zoning district can be effective in meeting the goal of connecting existing or future
residential areas to commercial development in a neighborhood type format. While result may not be a
traditional neighborhood district, objectives such as easy access for pedestrians and bicyclists, smaller
scale buildings, screening from adjacent residential areas, and a pedestrian friendly environment could be
addressed. Other aspects of the B-3 should also be considered in light of the location where they are
applied. An example is the requirement that off-street parking be in the rear or side yard, and the building
at the front property line. This zoning standard is intended to create a comfortable and consistent “street
wall” for pedestrians in certain areas (such as Downtown). In this way, that standard is in keeping with
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the traditional neighborhood commercial setting the B-3 outlines. Conversely, development along
commercial corridors (like Troy Road) is auto oriented, and locating buildings along the front lot line
eliminates drivers’ ability to see available parking, considered essential to corridor commercial centers.
Therefore, corridor sites are more appropriately designed with parking easily visible and available at the
front of the building. Further, applying the B-3 standard of locating buildings at the front property line is
best determined by the location and format of the commercial district.
Policy Recommendation: Determine what areas of Edwardsville might benefit from a transitional
development format, perhaps like that conceived in the B-3. Goals established for this type of district can
be codified into a new B-3 District with simplified regulations to encourage development.
Policy Questions:
•
•

Does the City feel that new neighborhood style commercial areas (in addition to that planned for
the I-55 Corridor) are a format that is desired and likely for Edwardsville?
Is a refinement to the B-3 District that focuses on objectives such as pedestrian access and
screening commercial uses from adjacent residential areas of value to Edwardsville?

Section 2: Technical Considerations
This analysis of the Land Development Code and Zoning Ordinance follows the existing code chapters. It
outlines findings regarding code strengths and deficiencies. The report does not tackle every issue or
prospective zoning change, it focuses on matters most pertinent to an effective process for creating
desirable development.
General Comment on Ordinance Usability
An often noted need for modern zoning ordinances is that they be “user friendly”. This concept is not a
function of the standards and regulations, but how easy it is for users to navigate the document and how
well the code explains relevant standards. Most simply, user friendliness includes ample use of graphics
and tables to convey information. These techniques are not widely used in the current Edwardsville
ordinances, except for the I-55 Corridor District and the B-3 Mixed Use Business District; although in
several cases the graphics in those sections convey a large amount of information and can be quite
complex. Any update of the City’s Zoning Ordinance should incorporate graphics and tables so that the
document clearly communicates regulations. In particular, a single table showing all permitted and special
uses by zoning district would be an effective tool to convey that information.
The ordinance also lacks a hierarchy of information. It can be difficult, especially for new users, to find and
navigate important sections. For example, the parking standards and definitions are set into the text at
the end of the Zoning Ordinance. Likewise, the zoning district standards are a small section in the middle
of the document. These are important elements of the code that provide answers to threshold questions
of development. For this reason, they should be emphasized, easier to find in the table of contents and
presented as stand along sections.

Land Development Code
Article 2 – Definitions
• Definitions provided are generally clear, and there is very little redundancy or conflict. Graphics
would help to make some definitions more understandable.
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•

Definitions included in this article that also are part of the Zoning Ordinance should be consistent
and not conflict, they are not comparable in all cases.

Article 3 – Plats and Plans
• Filing procedures and required submittal information are very specifically listed in this section. It
is not clear that flexibility is available for the City to waive any requirements that are not
applicable to a particular case. Such a provision should be added so that information not needed
(or even the number of copies) can be changed by staff, as appropriate, on a case by case basis.
• The ordinance requires all infrastructure to be installed and dedicated per the final plat prior to
issuing building permits. This provision ensures needed infrastructure is provided prior to
construction of new homes or businesses.
• The allowance for Minor Subdivisions (not more than five lots) is a good approach that provides
a shorter approval process for subdivisions likely to have few or no community impacts.
Article 4 – Other Administrative Matters
• A Schedule of Fees is noted in the code, as passed annually by the City Council. This is a sound
approach and a good example of not codifying development process elements that can change
regularly – but rather prescribing a process by which they take place. In this way, the City Code
need not be amended every time a fee is to be changed.
Article 5 – Design and Improvement Standards
• Having “Flag Lots” generally prohibited, and feasible by variance, is a good approach. While these
lot types may be necessary in limited circumstances, they are an unusual form of development
and can create impacts on adjacent properties related to access drives and unusual setbacks.
• Street Design Standards extensively spell out the size and form of that infrastructure. If the City
has not recently reviewed its comfort level with those elements, newer subdivisions can be visited
to confirm that those standards create the desired character. If they do not, revisions would be in
order.
• Sidewalks are required on both sides of a street, which is a desirable standard of subdivision
design given the value of pedestrian access described in the Comprehensive Plan. However,
sidewalks are not required in the M-1 Light Manufacturing District; a practice that may be worth
revisiting, given the MTC transit routes through the M-1 area. In any case, the Ordinance provides
for substitute approaches through an alternative sidewalk plan, which is a practical approach to
accommodate case by case evaluations.
• Provision of green space is required by the Code. However, there is an option to “buy out” of this
requirement. This should be revisited. Securing green space for the community with fee in lieu
funds can be difficult because desirable open space may be hard to find and the cost per acre
amount set in the code is lower than current market costs of land in the area.

Zoning Ordinance
Chapter 1228 – Landscaping and Screening
• The point system for required amounts of plant material to be provided per this Chapter is clearly
presented in the ordinance and described by City staff as an effective approach.
• Significant attention to Transitional Buffer Yards (TBY) is included in the Chapter, and is a practical
approach for landscaping to separate differing land uses.
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•

•

•

The incentive included in the Chapter
for preserving existing landscaping is
a good tool for maintaining existing
and varied plant materials.
The Chapter notes that plans
submitted for landscaping need not
be prepared by a landscape
professional. Given the emphasis on
aesthetics in other aspects of the
code, and need for attentiveness to
survivability of plant species,
stormwater management, and safe visibility, this exemption should be reconsidered for
replacement by a broad list of professionals from whom plans would be acceptable. These might
include: landscape architects, certified horticulturalist, master gardeners, engineers or architects.
From an overall ordinance usability perspective, it is unusual for the landscaping section to be
included as the first section of a Code. However, having it as a separate code section is
appropriate.

Chapter 1242 – Zoning District; Regulations
Zoning ordinance functionality would be improved by reviewing the permitted and special uses in all
districts to ensure they reflect desired activities, and then summarizing the standards in a clear table.
A question for consideration is whether addition of an Agricultural zoning district is appropriate, given the
amount of farming in the area. In addition, this district could serve as the “most restrictive” district for
annexations When annexed to a municipality, properties are automatically zoned to the most restrictive
district. In this way, by default, an annexed property has the least amount of authorized development
potential until a rezoning is granted by the City.
Conservation District (C)
•

The district definition is clear on limiting development in environmentally sensitive areas, and
consistent with the mapped area for this function. The district also allows for residential
development as a special use, which is somewhat contradictory to the purpose statement. Should
there be sites where development can be balanced with environmentally sensitive areas, these
can be regulated through the Planned Development Process. Therefore, amending the C District
to eliminate residential development as a use in the district should be considered. Permitted or
special uses might include less intensive activities such as parks, detention areas, ball fields,
passive recreation areas or golf courses.

Single Family Residential District (R-1)
•

•

The district has minimum dwelling size requirement. Such minimums are generally avoided in
modern zoning ordinances so as not to create non-conformities and to allow opportunities for
more affordable housing.
Standards for accessory structures are detailed regarding roof pitch and matching materials to
the main structure. This is a higher design standard for accessory structures than generally seen
in zoning codes, but sound if considered appropriate by the City.
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•

• Bulk standards include both Lot
Coverage and Floor Area Ratios
(FAR) requirements – a height
standard also is included. In some
instances, these standards can be
redundant and make designing for
residential properties difficult.
However, those concerns were
not noted during stakeholder
discussions.
The ordinance allows higher lot coverage for smaller lots, which is a sound approach to managing
resident needs for accessory structures and living space. Additional lot coverage (recently
changed to be up to 36%) is possible through an administrative variance; however, the standards
for relief are not clear. The code gives “discretion” to the staff for granting relief based on possible
impacts on neighbors. If allowing the additional lot coverage is working well, the City might
consider making 36% the standard for lots smaller than 7,000. If it is appropriate for the relief to
remain as a variance, more objective standards related to hardship should be established.

Single Family Residential Estate Lot District (R-EL)
•

This district is not mapped, and its purpose is not clear from the Comprehensive Plan or Zoning
Ordinance. However, this type of district may be appropriate for growth areas at the City’s edge.

Multiple Family Residential District (R-2)
•

•
•

•
•
•

The district description defines R-2 areas as needing regulations and potentially being
redeveloped, which is more a process than a purpose. The description should be refined to convey
a desired design character, form of development, and vision for the district.
The district spells out dwelling size requirements. This approach can create non-conformities and
limit options for housing affordability, and should be reconsidered.
This district is the sole option for housing forms from duplex to multiple family. This is too broad
a set of uses to regulate with one district. A third residential district addressing apartment style
housing is needed.
The in-depth side yard description would be clearer with a graphic.
The permitted use section list includes “Condominiums” and “Apartment buildings”. From a
zoning perspective, ownership is not a relevant factor, and these describe the same use.
Certain, very specific, commercial uses are allowed as special uses in the district. These uses (such
as offices, barber shops and beauty shops) should be confirmed as appropriate for the district or
removed if no longer intended to be included.

Central Business District (B-1)
•

•

The B-1 District lacks a district description, other than noting it as a pedestrian oriented and
retail/service focus. A more descriptive purpose statement would be beneficial when considering
appropriate land uses and zoning requests.
The district includes very few bulk regulations (setback, height, etc.). This leaves great flexibility
for building design. Parameters for building forms the City finds appropriate should be considered
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•
•

and codified. For example, there have been questions raised regarding the appropriateness of a
recent five-story building in the Downtown. The Zoning Ordinance can help give direction as to
the desired building scale in the district by setting heights limits through number of feet and / or
number of stories.
Drive through uses are well regulated as a special use, this is appropriate in pedestrian oriented
districts due to the potential conflict points between autos and pedestrians.
Historic preservation objectives sometimes arise as part of development in the Downtown. While
a separate ordinance is commonly used to regulate preservation concerns, the Zoning Ordinance
can provide direction by identifying types or sizes of construction projects that trigger historic
review, provide bonuses for meeting historic criteria or define other review needs. Examples of
zoning bonuses to incentive preservation might be additional height, in another building were
part of the development, and / or a residential density increase.

Commercial / Business District (B-2)
•

•

•

As with the B-1, a more descriptive purpose statement would be useful. Clear purpose statements
help drafting or revising districts, considering special use, planned development or rezoning cases,
and conveying a vision for the district.
No maximum height limit is included in the district. However, that standard is ultimately regulated
by the FAR requirement. If the City desired to establish a specific maximum height limit for the
district (number of stories and / or number of feet), a FAR regulation may be unnecessary.
The permitted use list is very broad. As noted earlier, reviewing uses desired for the district and
presenting them in a clear table format would be helpful to those using the ordinance.

Mixed Use Business District (B-3)
A general discussion of this district was presented in the policy section. While that review suggests
redrafting the district, observations of specific elements are included below to highlight key points of how
the district is currently presented.
•

The district should not have its own set of definitions. Any definitions needed should be contained
in the overall definitions section.
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•

•
•
•

•

•

•

The district sets building size limits. While understandable given the focus on creating a pedestrian
oriented neighborhood area, these standards should be reconsidered to ensure the limits do not
constrain potential for desirable development.
The “comments” included in this section generally are useful in describing intent of regulations.
Including standards for bicycle facilities is a practical standard to advance sustainability.
District specific aesthetic standards (included for awnings, roofs, signs, and height) can be an
effective tool for creating or maintaining a desirable character of the regulated business area.
These standards can also be incorporated through separate design standards for the B-3 or all
commercial districts.
The additional standards provided for special uses are aimed at ensuring a safe pedestrian
environment. This outcome also could be accomplished through an administrative site plan
review process.
The district standards allow that a third story may be considered as a variance. This type of
regulation is better considered as a special use, as the hardship requirement affiliated with a
variance is hard to justify for additional height.
District requirements note that many of the development and design standards presented could
also be accomplished through the PUD process. Given the number of standards in the district, it
could be expected that a development would require relief from many of those requirements if
pursued as a PUD. However, the PUD approach would allow for flexible application of standards
and a more practical development process.

Light Manufacturing District (M-1)
•
•

The description / purpose statement for the district clearly conveys a vision for development in
the area.
There are limited bulk regulations for the district, except for a Floor Area Ratio (FAR) of 1.5. This
provides a lot of flexibility for development. The business park is noted as doing well, and the City
may want to maintain the current regulatory standards. Alternatively, to the extent the form of
development is considered favorable, the City may want to define and codify that existing
standards.

Institutional and Public Service District (IP)
•
•

This district applies to the SIU -E campus and presents broad latitude regarding land use controls
of the State run facility. This approach has worked well and is expected to remain in place.
As drafted, the district also can be a zoning overlay for public services operations, and includes
standards for when in residential districts. However, public services are permitted uses in R-1 and
special uses in R-EL and R-2. Alternatively, they are not noted in the Business or Manufacturing
Districts. This creates a potential conflict for regulating public services in the City. For example,
the City and County buildings in the downtown are effectively zoned as “office”. The uses can
continue to be regulated through the underlying zoning or the IP overlay can be applied; either of
these approaches is sound, but one of them should become the rule.
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Floodplain District (FP)
•

•

The FP District is in the zoning ordinance but not mapped. The text indicates it is to restrict
development in floodplains to uses that are acceptable for floodplain areas or when appropriate
protective measures are taken.
Review of the district purpose indicates that it need not be used as an overlay, but can be
designated as a separate chapter of the code applied to all floodplain areas. This approach would
work well. However, the ordinance should reference FEMA flood maps or an established flood
elevation to indicate where it is applicable.

1242.07 Enterprise Zone
•

Including regulations for an Enterprise Zoning the Zoning Ordinance is uncommon. The
regulations should be moved to another section of the City Code to be more easily identified for
those seeking to use the Enterprise Zone ordinance.

Chapter 1243 – Planned Unit Developments (PUD)
•
•

•

•

•

The purpose statement clearly conveys the use and benefit of a PUD.
The ordinance notes use of the PUD as an overlay district, and that applicants can pursue a
concurrent zoning map amendment. Common use of the PUD is to establish it as a special use (as
also is done in the Zoning Ordinance) and apply it as such.
Minimum lot size requirements are common for PUD’s, and the Edwardsville ordinance sets a one
acre minimum. If there are instances (such as individual sites in the downtown) where lots smaller
than one acre might be
appropriate for use of a
PUD, the size limit could be
reduced or removed.
The land use conditions
that require a PUD are
clearly defined in the
ordinance. Consideration
should be given as to
whether these are still
appropriate; if they are
not, other zoning tools
that achieve the same objectives can be considered (such as transitional standards to require
larger setback or landscaping between residential and commercial uses).
Procedures for PUDs are clearly set out in the ordinance and define a sound review process, which
stakeholder discussions indicated are serving the City well. In particular, the preliminary meeting
with staff was considered a very useful way for the City to understand the proposed development
and the developer to understand requirements and procedures. Considerations for minor
refinements to this section are:
o The list of submission requirements for preliminary and initial review (and the PowerPoint
presentation) are thorough and allow that other items may be required by the City. This
is appropriate, but there may be a situation where some of the required information may
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•

•

not yet be available (especially for the Preliminary review) or required for the review step.
The code should give staff flexibility to waive certain of the submittal items if appropriate.
o The process steps outlined in the Ordinance include Plan Commission and City Council
deliberation, but do not indicate related committee deliberations. This certainly does not
eliminate the City’s ability to hold such meetings. However, if an applicant looks at this
section to understand the approval process (rather than the flow charts or other sources
provided by the City) those committee meetings would be an unexpected step. To the
extent this has been or may be an issue, a footnote or comment about the committee
meetings would be appropriate.
Approval criteria for PUDs provide for thorough consideration of the proposed development. The
standards include Design Review, which affords the City an opportunity to ensure development
that is in context with its surroundings and of a desired aesthetic character.
The approach for amendments to a PUD after approval are well defined to ensure compliance
with the approved plan.

Chapter 1244 – Administration and Enforcement
•
•
•

•

•

•

The Zoning Certificate process is clearly set out. This can be a useful tool for consideration of
parking impacts and other development management tools.
Standards for special uses, variances and zoning amendments reflect standards commonly
applied in Illinois zoning processes.
Public Hearing notices listed in the zoning ordinance for entitlement processes include Certified
Mail to nearby properties and publication in the newspaper. A sign on the property is not used as
a notice procedure, but should be considered (if feasible) as this is a highly effective manner in
which to make the public aware of the hearing. In addition, the City may wish to consider using
regular mail as opposed to certified, as the process is more straight forward for applicants and
residents. The City website and social media can also be used to inform the community about
pending cases. However, these should not become the sole source of notice.
Variances are permitted to be considered for nine specific types of variations. This is an approach
used by some communities, but does limit opportunities for code relief. The City should review
past variation requests and evaluate amending the list of regulations that can be considered for
relief, or perhaps allow consideration of any variance request.
Permitted variations for shared parking (#7) is a sound approach for limiting asphalt and excessive
parking in developments. However, such a request would be hard to justify under a strict
definition of zoning hardship. Therefore, the City may better consider this as a special use or
through another process.
The Plan Commission is indicated to have between 10 and 20 members. This is larger than most
communities and a group that large can create management difficulty. The City may wish to
consider, over time, reducing the group to seven members (as with the ZBA).

Chapter 1248 – Scope of Regulations
•
•

Section 1248.02 – The Overall District Development Requirements section is well organized and
clearly sets out requirements for various structures and activities.
Certain of the elements in this chapter are very relevant to property owners and represent
important zoning conditions (fences, yard obstructions, accessory structures, home occupations,
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•

•
•

non-conforming uses, and cell towers applicants). From a usability perspective, it would be
effective to place these items in separate and more prominent sections of the ordinance.
Home Occupations include several sound performance standards that mitigate potential adverse
impacts on neighbors (hours of operation, signage, exterior storage, limited dust and glare,
appearance of home not changing, and limits on repairs).
o Given the well set out standards for operating a home occupation that can protect
adjacent residents from potentially adverse impacts, the City may wish to consider
allowing home occupations by right, as long as they meet those established standards.
The special use process becomes a barrier to establishing a home occupation. In the
current economy, opportunities for small business startups, an emphasis on
telecommuting, and working from home make regulating home occupations very
different than in the past. Likewise, the number of daily deliveries from Amazon and
others have made commercial traffic more common in residential areas. With this in
mind, the approach to managing Restricted and Prohibited home occupations to ensure
they are in keeping with modern work practices should be considered.

Nursing home regulations should be reviewed and revised to reflect modern industry distinctions
such as skilled care, assisted living, independent living, and rehabilitation centers.
Addressing solar and wind energy systems in the ordinance is supportive of sustainable practices.
That the ordinance only allows wind energy systems in the manufacturing district should be
reconsidered given that these systems are now more commonly sought in relation to all types of
land uses, sometimes even designed to be an aesthetic enhancement. Communities that regulate
these systems balance the benefit of encouraging sustainable energy production with the
potential downside of unattractive installations. Zoning regulations generally limit height of
systems and may specify where on a structure or property they may be located.

Chapter 1244 – Lot coverage and utilization
•

Requirements in this Chapter relate to use of land throughout the City and are clearly set out for:
zoning lots, contiguous lots, and lots of record. Small lot overlay regulations are also thoroughly
presented. These standards (and others throughout the code) are specific to the community.
Therefore, the best indication of how well they work is the experience of the Public Works and
Planning staff that administer the ordinance. To the extent staff is aware of code elements that
cause consternation, these should be amended. They are often minor enough not to merit the
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•

•

•

•

time and effort for an individual code amendment. However, if they have become an issue for
staff, it is because they have been an issue for applicants. While concerns get resolved for specific
cases by thoughtful interpretation and application of the regulations, it is likely the matters will
come up again. Taken as a group, items on the “staff list” should be part of a future code update.
The extent to which performance standards serve the community is also best assessed by their
local application. However, two that are often found at issue are noise and lighting. For noise, the
regulatory approach in the ordinance sets different decibel levels for different frequencies. This
can be difficult to enforce because of ambient noise. Further, if even one frequency decibel level
of the seven frequency ranges listed is out of compliance, the condition is in violation. If this has
been an issue for the City, addressing noise through a nuisance ordinance may be considered. As
for lighting, if the standard of directing light away from residences and traffic has been difficult to
apply, more specific, but simple standards can be used. For example, some codes manage light
spill by requiring very low light levels at the property line and / or that the lighting source be
shielded.
Parking lot design requirements are specifically set out in the code and convey clear standards for
maintenance, construction standards, landscaping / screening, and access. Graphics in the current
ordinance help to convey these standards.
Flexibility in providing parking on a different zoning lot is spelled out in the code. Further,
commercial uses in the central business district are exempt from parking requirements if they are
within 300 feet of a public lot. This type of flexibility for meeting commercial parking requirements
is important for economic development.
City experience with the required number of parking spaces for specific uses presented in the
ordinance is, again, an important indicator of the extent to which they are appropriate for
Edwardsville. The standards provided are generally in keeping with what is typical in other codes.
However, parking requirements for offices, medical offices, and shopping centers are somewhat
higher than commonly used. If this disparity is consistent with local experience based on
completed developments, the City may consider revising the standards.

Chapter 1245 – Definitions
As noted above with other regulations, the key to how well definitions in the ordinance serve its
implementation is best understood through its application by staff, a factor that should be considered as
part of any code update. However, based on a review of the definitions, some observations are provided
below.
•

•

•

The definitions of land uses are
generally,
but
not
universally
consistent with those spelled out in the
permitted and special use lists.
The definitions (appropriately) do not
include regulations as part of the
description, which is often a problem
in zoning ordinances.
A limited number of terms may need to
be reviewed or modernized. For
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•
•
•

example, establishing “cubical” and “room” as synonymous with “booth” (a term related to adult
uses) may create confusion.
If a third residential district is added to the code, the definitions for dwelling and dwelling unit
should be reviewed.
Having different “floor area” definitions for FAR and parking can be confusing, but is clearly
presented in the ordinance.
Definitions for adult uses are located throughout the section, but can be consolidated in one place
under “adult use” so no information is missed.

Appendix – I-55 Corridor
The applicability and utility of the I-55 Corridor District was addressed in the policy section. While that
discussion noted concern over the district’s complexity and challenges to implementation, several zoning
tools applied in the district should be noted as positive examples that can be applied to other aspects of
the Zoning Ordinance.
•

•

•
•
•

NAICS Codes are used to define land use types and designate in which sub-districts those uses are
appropriate. NAICS Codes (an established national standard) create clarity in permitted and
special uses.
Design guidelines (referred to as architectural standards) are extensively prescribed in the district.
The standards are highly detailed in this application and not considered responsive to market
demands by stakeholders interviewed. However, the notion of established design characteristics
against which development can be judged is regularly used in zoning and development processes
and can be usefully applied in the Edwardsville code through a more abridged application.
Graphics and photos are used extensively in the district write up to convey and explain standards
and are helpful to create common understanding.
Charts and tables (particularly for land use and bulk standards) are used widely in the district text
and are helpful in clarifying standards.
Purpose statements and other explanatory text are useful in describing the intent of the district
and the City’s vision for future development.

Section 3: Next Steps to Consider
Should the City wish to revise the current Zoning Ordinance based on the review provided in this report
and the City Council workshop, options exist for both the form of the update and the approach to
conducting the project.

Forms of Code Update
Full Rewrite: One approach to revising zoning ordinances is to rewrite the document in its entirety. This
approach has the benefit of modernizing the entire code (making it user friendly) and ensuring consistency
between the various code sections. The decision point here is how well the code works for the City and
its development process. If many “tweaks” are needed and a lot of incongruities are found in the code,
rewriting the full document is a common approach. One might think of this as home repair.... everybody’s
kitchen could use a new appliance or some work, but whether to completely redo the entire room is a
function of how well is works for the homeowner on a day to day basis. If there are consistent hassles
involved in using it, a complete “renovation” is likely appropriate. To the extent there are existing code
elements that function well, those do not need to be changed if a full rewrite is conducted. In some cases,
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a full rewrite is expanded to include all development related City Code sections into a Unified
Development Ordinance (UDO). This may not include rewriting all such ordinances, but compiling them
into a single document that users can more easily review. These often include ordinances for zoning, land
development, stormwater management, signs, landscaping, etc.
Selective Update: If the code generally serves the community well, but specific elements (or chapters)
are outdated or out of step with current policy, those sections can be selectively revised. Likewise, if
topics or sets of regulations are missing from the code, those can be added and incorporated into current
functions. In the context of the Edwardsville Zoning Ordinance, the policy matters and more pressing
technical items identified serve as possible focal points for this type of update. Primary code elements
identified in this assessment as benefiting from update include: the I-55 interchange district, downtown
(B-1 District), design review guidelines, the development review process, commercial / residential
transitional areas, a multifamily district, the Conservation District, and zoning definitions. Additional
technical items also were identified as meriting merit updated. A consideration with this approach is that
if numerous code elements are to be updated, there may be efficiency in pursuing a full rewrite.
Approaches to Consider
In-House Update: A code update (either full or selective) prepared internally by City development staff
and the City Attorney is one approach to zoning update. This is most common when a limited number of
straightforward code sections are being revised and there is clear intent on the desired outcome. The
greatest issue in this approach is simply the time available to conduct the update. Therefore, communities
usually do not conduct a large-scale or complete rewrite in-house.
Third Party Update: As the flip side of an in-house update, hiring a third-party consultant to update the
zoning ordinance allows the work to be done with limited impact on staff capacity. It also brings the
benefit of drawing on the consultant’s experience from working in other communities and preparing a
variety of codes, bringing that understanding to the new zoning code or code elements. This is not a
complete “turn-key” approach where the ordinance is prepared in a vacuum; any code update will involve
stakeholders, the community, staff and local officials. The amount of community engagement can be
varied to reflect local needs.
Hybrid Rewrite: Done well, the third-party update involves a close working relationship between
consultant and staff, as well as meaningful input from commissioners and elected official. This helps to
ensure that local insight and preference are integrated into the updated development codes. This
approach involves somewhat increased staff time for code development and review, as well as more time
to incorporate input from local officials. If appropriate for the community and consistent with its approach
to policy and ordinance development, this approach can create a code that is best understood by future
users, better accepted by the community, successful in achieving local development goals.
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