
KENDALL COUNTY 
ZONING BOARD OF APPEALS 
PUBLIC HEARING/MEETING 

111 West Fox Street • Rooms 209 and 210 • Yorkville, IL • 60560 
(630) 553-4141                            Fax (630) 553-4179

AGENDA  
December 18, 2023 – 7:00 p.m. 

CALL TO ORDER – ZONING BOARD OF APPEALS 

ROLL CALL for the Zoning Board of Appeals:  Randy Mohr (Chair); Scott Cherry, Cliff Fox, Tom 
LeCuyer, Jillian Prodehl, Dick Thompson, and Dick Whitfield 

MINUTES: Approval of Minutes from the October 30, 2023, Zoning Board of Appeals 
Hearing/Meeting (Pages 2-12) 

PETITIONS: 
1. Petition 23 – 32 – Alan Drake on Behalf of Grainco FS, Inc (Property Owner) and

Andrew and Robert Schwartz on Behalf of A.B. Schwartz, LLC (Contractor
Purchaser) (Pages 13-43)

Request: Amendment to the Future Land Use Map in the Land Resource Management Plan
Reclassifying the Subject Parcels from Transportation Corridor to Mixed Use Business

PINs: 05-09-300-006, 05-09-300-007, 05-16-100-003, 05-16-100-004, and 05-16-100-020
Location: 8115 Route 47, Yorkville, in Kendall Township
Purpose: Petitioners Wish to Rezone the Property to M-1 in Order to Operate a Tile Business,

Offices, Warehouses, Fuel Storage, and Other Light Industrial Uses; Property is Zoned A-
1 and A-1 with Special Use Permits

2. Petition 23 – 33 – Alan Drake on Behalf of Grainco FS, Inc (Property Owner) and
Andrew and Robert Schwartz on Behalf of A.B. Schwartz, LLC (Contractor
Purchaser) (Pages 44-113)

Request: Map Amendment Rezoning the Subject Parcels from A-1 Agricultural District and A-1
Agricultural with Special Use Permits to M-1 Limited Manufacturing District

PINs: 05-09-300-006, 05-09-300-007, 05-16-100-003, 05-16-100-004, and 05-16-100-020
Location: 8115 Route 47, Yorkville, in Kendall Township
Purpose: Petitioners Wish to Rezone the Property to M-1 in Order to Operate a Tile Business,

Offices, Warehouses, Fuel Storage, and Other Light Industrial Uses; Property is Zoned A-
1 and A-1 with Special Use Permits

NEW BUSINESS/ OLD BUSINESS 
None 

REVIEW OF PETITIONS THAT WENT TO COUNTY BOARD 
1. Petition 23-26 Renewing the Special Use Permit for a Composting Facility at 1270 E. Beecher

Road

PUBLIC COMMENT: 

ADJOURN ZONING BOARD OF APPEALS- Next hearing/meeting on January 29, 2024 

If special accommodations or arrangements are needed to attend this County meeting, please contact the 
Administration Office at 630-553-4171, a minimum of 24-hours prior to the meeting time. 
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MINUTES – UNOFFICIAL UNTIL APPROVED 
KENDALL COUNTY 

ZONING BOARD OF APPEALS MEETING 
111 WEST FOX STREET, COUNTY BOARD ROOM (ROOMS 209 and 210) 

YORKVILLE, IL 60560 
October 30, 2023 – 7:00 p.m. 

 
CALL TO ORDER 
Chairman Randy Mohr called the Zoning Board of Appeals meeting to order at 7:00 p.m. 
 
ROLL CALL: 
Members Present: Cliff Fox, Tom LeCuyer, Randy Mohr, Dick Thompson, Dick Whitfield and Jillian 
Prodehl 
Members Absent:  Scott Cherry 
Staff Present: Matthew Asselmeier, AICP, CFM, Director and Wanda Rolf, Administrative Assistant 
Others Present:  Jeffery D. Milroy, Jesse Sexton, and Daniel Nagel 

MINUTES: 
Member LeCuyer made a motion, seconded by Member Fox, to approve the minutes of the October 2, 
2023, hearing/meeting.   
 
With a voice vote of six (6) ayes, the motion carried.    
 
PETITIONS 
The Zoning Board of Appeals continued their review and re-opened the public hearing of Petition 23-26 
at 7:01 p.m. 
 
Petition 23 – 26 – Jeffery D. Milroy on Behalf of Milroy Farms, LLC 
Request: Renew a Special Use Permit for a Composting Facility   
PIN: 02-08-100-006 
Location: 1270 E. Beecher Road, Bristol in Bristol Township 
Purpose: Petitioner Wishes to Renew Special Use Permit for Composting Facility; Property is 

Zoned A-1 with a Special Use Permit 
 
Mr. Asselmeier provided an update from the October 2, 2023, hearing. 
 
At the October 2, 2023, hearing, the Board voted to continue the hearing until October 30, 2023, in 
order to give the Petitioner time to obtain accurate topographic information, proposed site layout, and 
proposed building location.  The site plan that the Petitioner presented at the October 2nd hearing was 
provided. 
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Following the October 2nd hearing, several emails were exchanged between the Petitioner and Staff.  
Included in this correspondence, on October 24, 2023, the Petitioner instructed Staff to send the revised 
site plan that was submitted at the August 28th hearing to WBK Engineering for stormwater review.  
WBK Engineering hoped plans to complete their review and submit comments prior to the October 30th 
hearing, but that did not occur.  

On October 25, 2023, the Petitioner submitted a phase-in plan, which was provided.  As noted at the 
bottom of the phase-in plan, this information will be provided to the Petitioner’s engineer and WBK 
Engineering.  Due to the late submittal of information, WBK Engineering did not have an opportunity to 
review this information.    

Also, the Petitioner stated in their emails that an EPA violation had occurred at the property.  The 
Kendall County Solid Waste Coordinator elaborated on the violation.  The emails with the Petitioner and 
the email with the Kendall County Solid Waste Coordinator was provided.  

The minutes of the August 28, 2023, hearing were provided.  

Before issuing a recommendation, Staff would like to see a revised site plan with the information 
outlined in the phase-in plan included and review comments from WBK Engineering.   

Chairman Mohr asked if the Petitioner was going back to the original site plan.  Mr. Asselmeier 
responded that this is a second site plan which was submitted at the August 28, 2023, hearing.  This site 
plan meets all definitions of a complete application and the Petitioner can present this proposal for 
approval.   
 
Chairman Mohr asked if there would be the same setbacks to drainage district.  Mr. Asselmeier 
responded this property was not included in the lawsuit so he can keep the setbacks that he proposed.  
If there is a lawsuit in the future the petitioner can fight the lawsuit. 
 
Chairman Mohr asked how many feet was the setback.  Mr. Asselmeier responded it has to be (60’) 
sixty-foot from the centerline.  Also, there has to be a determination of the location of the centerline.   
 
Member LeCuyer asked if the parties on either side were having the same setback issues as the 
petitioner.  Mr. Asselmeier responded that he does not know if either party was included in the lawsuit.  
If they were, they would have to comply with the same (60’) sixty-foot setback.  If not, they would 
require normal setback. 
 
Member Prodehl asked, since WBK Engineering has not submitted the drainage information, would the 
Petitioner need to obtain an amendment at a later date.  Mr. Asselmeier replied WBK did not complete 
reviewing the site plan.  There is the potential there would need to be an amendment at a later date. 
 
Chairman Mohr reopened the public hearing at 7:05 p.m. 
 
Chairman Mohr swore in Jesse Sexton, Jeffery Milroy, and Daniel Nagel. 
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Daniel Nagel, the property owner to the east of the subject property, was concerned with the three (3) 
piles of material.  The finished pile, the unfinished pile, and the pile of waste.  He stated that some of 
the material was splitting the line between the County and the City of Yorkville.  He asked who would 
clean-up the piles.  Mr. Asselmeier stated it depends on where the piles of materials were located.  If 
the piles are in the unincorporated area and they comply with the approved special use permit they are 
fine.    If they are in Yorkville and the special use permit ended, Yorkville could proceed to enforce their 
regulations regarding the piles. 
 
Chairman Mohr spoke about tipping fees.  The Petitioner stated he already paid tipping fees once.  Also, 
Chairman Mohr stated that Kendall County would be asked to waive the tipping fees.  Ultimately, the 
decision to waive tipping fees would be up to the County Board.  
 
Mr. Nagel would like to get this resolved because he was installing solar panels. 
 
Mr. Nagel asked if the permit for Green Organics was expired.  Mr. Asselmeier stated that the special 
use permit runs with the land, not with Green Organics or Midwest Materials, on the Kendall County 
side.  He could not speak about issues on the Yorkville side.  If there is a violation of a special use permit 
on the County’s side, the citation would be issued to the owner of record.   
 
Mr. Nagel stated he would not have bought the land if he knew the regulations.   
 
Mr. Asselmeier stated that Yorkville can cite the owner on record.   
 
Chairman Mohr adjourned public hearing at 7:12 p.m.   
 
Chairman Mohr asked if there were any questions regarding the proposed the Findings of Fact.  Mr. 
Asselmeier responded that parking stall depth in the 4th finding related to variances was not addressed.  
That issue would have to be addressed in the conditions.  The Petitioner was not asking for variances. 
 
Chairman Mohr asked how hard it would be to map the amount of land under the lawsuit for the (60’) 
sixty-foot setback.   Mr. Asselmeier replied that the Petitioner was not party to the lawsuit and the 
centerline location would still need to be determined.  Chairman Mohr noted that the drainage district 
had already won a lawsuit.  They could sue the Petitioner and the Petitioner would have account for the 
(60) sixty-foot setback in the site plan.  Mr. Asselmeier stated court never recorded that setback. 
 
Jesse Sexton mentioned that there is already a (30’) thirty-foot setback.  The branch along the western 
end of the subject property was not a main artery of Rob Roy Creek.  Mr. Sexton stated lawsuit has 
nothing to do with the Petitioner.  Chairman Mohr acknowledged that the land that was party to the 
lawsuit was along the main branch of Rob Roy Creek. 
 
Chairman Mohr asked if Mr. Milroy knew the risks of installing a pond.  Mr. Milroy responded that he is 
aware of the risks and stated he would prefer to have a smaller pond. 
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The proposed Findings of Fact based on the site plan submitted for the August 28, 2023, hearing, not 
including the phase-in plan, were as follows:   

The establishment, maintenance, or operation of the special use will not be detrimental to or endanger 
the public health, safety, morals, comfort, or general welfare. The operation is controlled by the Illinois 
EPA and inspected regularly by the Health Department and they have not found anything to endanger 
the public health, safety, morals, comfort, or general welfare.   

The special use will not be substantially injurious to the use and enjoyment of other property in the 
immediate vicinity for the purposes already permitted, nor substantially diminish and impair property 
values within the neighborhood. The Zoning classification of property within the general area of the 
property in question shall be considered in determining consistency with this standard. The proposed 
use makes adequate provisions for appropriate buffers, landscaping, fencing, lighting, building materials, 
open space and other improvements necessary to insure that the proposed use does not adversely 
impact adjacent uses and is compatible with the surrounding area and/or the County as a whole. The 
operation has been open since 1993 with some minor debris issues a long time ago and since then there 
have been no complaints or issues.  Reasonable restrictions may be placed in the special use permit to 
address hours of operation, dust, and odor control measures.  No evidence has been provided 
suggesting that property values have declined in the area since the facility commenced operations.   

Adequate utilities, access roads and points of ingress and egress, drainage, and/or other necessary 
facilities have been or are being provided. The special use will not be adding any new utilities or 
roadways to the property.  They will use the current access point onto Beecher Road which has a gate 
which will be closed unless the operation is open.  State law and the Kendall County Zoning Ordinance 
require a Surface Water Management Plan.   

The special use shall in all other respects conform to the applicable regulations of the district in which it 
is located, except as such regulations may in each instance be modified by the County Board pursuant to 
the recommendation of the Zoning Board of Appeals. This is true; no variances are requested, if the 
parking stalls depth are corrected.    

The special use is consistent with the purpose and objectives of the Land Resource Management Plan 
and other adopted County or municipal plans and policies. This operation existed before the Land 
Resource Management Plan existed and the plan calls for the area to be residential which it could be 
when/if this operation ever ceases to exist. 
 
Member Whitfield made a motion, seconded by Member Fox, to approve the Findings of Fact.  
 
The votes were as follows: 
Ayes (6):  Fox, LeCuyer, Mohr, Prodehl, Thompson, and Whitfield 
Nays (0): None 
Abstain (0): None 
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Absent (1): Cherry 
 
The motion passed. 
 
Chairman Mohr asked if the shed was still on the site plan.  Mr. Asselmeier replied it was in the plan.  
The exact location was not determined.  The Petitioners were allowed to install (1) one building 
(60’X80’) sixty feet by eighty feet with a maximum height of (24’) twenty-four feet.  The Petitioner 
would need to obtain a building permit noting the specific location, per the proposed conditions of the 
special use permit. 
 
Chairman Mohr asked if a sprinkler system was required.  Mr. Asselmeier replied that it is up to the 
individual fire department.  The proposed building was likely smaller than the threshold for a sprinkler 
system as required by the Bristol-Kendall Fire Protection District.  
 
Member Thompson asked if approving the special use permit without engineering information would 
make Kendall County liable.  Mr. Asselmeier stated no; the Petitioner would need to obtain a 
stormwater permit.  If the Petitioner needs to change the site plan in the future, an amendment would 
be needed.   
 
Mr. Milroy asked about including the phase-in plan.  Mr. Asselmeier noted that the phase-in plan was 
partially included in the site plan and a proposed condition existed stating that changes to the 
decommissioning plan had to be reported to the County within (30) thirty days. 
 
The proposed conditions were as follows:   

1. The facility shall comply with the conditions as they are listed in the applicable sections of the 
Kendall County Zoning Ordinance related to the composting of landscape waste and food waste, 
subject to the following: 

a.  The facility shall meet all Illinois Environmental Protection Agency requirements as 
identified in the applicable sections of the Kendall County Zoning Ordinance. 

b.  Operational personnel shall be present on site during all hours which the facility is open for 
the receipt of landscape waste. 

c.  The hours during which landscape waste may be received shall be 7:00 a.m. to 4:00 p.m. on 
Monday through Fridays and 7:00 a.m. to Noon on Saturdays. Processing operations shall 
cease after each day's receipts have been processed and placed in windrows, not to exceed 
three (3) additional hours. 

d.  The decibel levels at the property line shall not exceed Illinois Pollution Control Board 
standards. 

e. Water samples shall be taken by an independent testing service and analyzed by an 
independent laboratory.  The locations, methods and frequency of sampling and testing 
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shall be approved by the Kendall County Environmental Health Department Director.  The 
test results shall be sent to the Environmental Health Department within forty-five (45) days 
of sampling. 

f.  Soil samples shall be taken by an independent testing service and analyzed by an 
independent laboratory. The locations, methods and frequency of sampling and testing shall 
be approved by the Kendall County Environmental Health Department Director.  The test 
results shall be sent to the Environmental Health Department within forty-five (45) days of 
sampling. 

g.  Authorized Kendall County personnel shall be allowed on site during business hours for 
inspection and testing. 

h.  The facility operator shall send up-to-date copies of the State permit and related documents 
including Operational Plan, Surface Water Management Plan, Pest Control Plan, Site 
Drawing, and an Annual Report to the County Solid Waste Coordinator. 

i.  Truck weights shall be limited to seventy-three thousand, two hundred eighty (73,280) 
pounds. 

j.  The operator shall provide weight receipts to Kendall County. 

k.  Off-site debris and trash generated by the site must be cleaned-up on a daily basis on 
surrounding properties with the owner's permission. 

l.  Implement strategies to manage potential odor issues such as maintaining proper carbon to-
nitrogen ratios, maintaining moisture levels, and sufficient turning of compost piles to 
enhance decomposition. 

m.  Install water spraying systems or dust suppression equipment at critical points of dust 
generation. Regularly monitor moisture content and use sprinkler systems or misters to 
dampen the compost as needed. 

2. The facility will be permitted to take in one hundred seventy-five thousand (175,000) cubic 
yards of source-separated landscape materials (i.e. brush, leaves, tree trimmings, grass and food 
waste). (Amended after ZPAC) 
 

3. The site shall be developed substantially in accordance with the site plan (Attachment 4A) 
provided that the parking stalls conform to the requirements of the Kendall County Zoning 
Ordinance and the owners of the business allowed by the special use permit may erect one (1) 
building a maximum of sixty foot by eighty foot (60’X80’) in size with a maximum height of 
twenty-four feet (24’) on the property, and the site plan shall be kept on file as "Exhibit A" 
attached hereto. (Amended at RPC) 
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4. A fifteen foot (15’) buffer and a berm will be provided between the composting area and the 

United City of Yorkville’s boundary to the east.  The berm will be at least fifteen feet (15’) wide 
and three feet (3’) high.  A twenty-five foot (25’) wide berm at least three feet (3’) in height will 
be provided near the western and northern property lines.  The buffer landscaping will be 
composed primarily of pine, fir, and/or shade trees planted at spacing not to exceed forty feet 
(40’) apart.  Seedlings will be a minimum of six inches (6”) in height. Specimen seedlings will be 
planted and the berm will be constructed within one (1) year of issuance of the special use 
permit ordinance.  The Kendall County Planning, Building and Zoning Committee may grant an 
extension to the deadline to install the berms and landscaping.  (Amended at RPC and after 
ZBA) 

 
5. The facility operator shall maintain existing plantings on the berm and ditch. 

 
6. The facility operator shall maintain the security gate, signage, and landscaping as indicated on 

"Exhibit B" attached hereto.  The locked gate shall restrict vehicle access during closed hours 
except that a "lock-box" shall allow access to emergency vehicles. 
 

7. The facility operator shall maintain a sampling schedule as shown on "Exhibit C" attached hereto 
dated March 11, 2008.   

 
8. The County Solid Waste Coordinator shall maintain a log of complaints received on the facility.  

The phone number of the County Solid Waste Coordinator shall be added to a sign on the 
property that is visible from the street.  (Amended at ZBA) 
 

9. This special use Ordinance shall expire on December 1, 2033, and the petition for renewal shall 
be made prior to July 1, 2033. 

 
10. If any Illinois Environmental Protection Agency (IEPA) violations or citations are received by the 

site operator/manager and/or parcel owner/manager, they need to be submitted to the County 
Solid Waste Coordinator within thirty (30) days. 

 
11. The operator of the business allowed by the special use permit shall follow the 

Decommissioning Plan as described in Exhibit D.  The operator shall assume all of the 
responsibilities assigned to Green Organics in the plan.  The Decommissioning Plan shall be kept 
on file in the site trailer office per EPA requirements and will be accessible to the Kendall County 
Health Inspector.  The operator of the business allowed by the special use permit shall update 
the Kendall County Health Department within thirty (30) days of changes to the 
Decommissioning Plan. 
 

12. The operator of the business allowed by the special use permit shall notify the Kendall County 
Planning, Building and Zoning Department within thirty (30) days of changes in operation 
manager.  In addition, the operator of the business allowed by this special use permit shall 
provide contact information of the management operator annually by July 1st.    
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13. The operator of the business allowed by the special use permit shall ensure a host community 
agreement is in existence with the County prior to operations.   
 

14. Ordinance 2014-04 and all previous special use permits and amendments to special use permits 
related to the operation of composting facility on the subject property are hereby repealed in 
their entireties. 

15. None of the vehicles or equipment parked or stored on the subject property related to the 
business allowed by the special use permit shall be considered agricultural vehicles or 
agricultural equipment. (Deleted at ZPAC) 

16. All of the vehicles and equipment stored on the subject property related to the business allowed 
by the special use permit shall be maintained in good condition with no deflated tires and shall 
be licensed if required by law.   

17. Any structures constructed, installed, or used related to the business allowed by this special use 
permit on the property shall not be considered for agricultural purposes and must secure 
applicable building permits.   
 

18. At least one (1) water truck shall be onsite for dust control purposes. (Added after ZPAC) 
 

19. The operator of the business allowed by this special use permit shall track wind direction and 
speed daily and add amendments to the composting materials if windrows are turned with 
winds blowing towards populated areas.  (Added after ZPAC) 

 
20. The owners and operators of the business allowed by this special use permit acknowledge and 

agree to follow Kendall County’s Right to Farm Clause. 
 

21. The property owner and operator of the business allowed by this special use permit shall follow 
all applicable Federal, State, and Local laws related to the operation of this type of business. 
 

22. Failure to comply with one or more of the above conditions or restrictions could result in the 
amendment or revocation of the special use permit.   
 

23. If one or more of the above conditions is declared invalid by a court of competent jurisdiction, 
the remaining conditions shall remain valid.  

 
24. This special use permit shall be treated as a covenant running with the land and are binding on 

the successors, heirs, and assigns as to the same special use conducted on the property. 
 
Member LeCuyer made a motion, seconded by Member Prodehl, to approve the conditions proposed by 
Staff.  
 
The votes were as follows: 
Ayes (6):  Fox, LeCuyer, Mohr, Prodehl, Thompson, and Whitfield 
Nays (0): None 
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Abstain (0): None 
Absent (1): Cherry 
 
The motion passed. 
 
Chairman Mohr noted the lack of a report by the Stormwater Engineer and he wanted to make sure that 
it was known the setbacks on the of the Petitioner’s land were reviewed and were not in the main 
branch of the Rob Roy Creek.  The Petitioner currently had a (30’) thirty-foot setback.   
 
Member LeCuyer made a motion, seconded by Member Fox, recommend approval of the special use 
permit assuming a positive review of Kendall County Stormwater Engineer and noting the setbacks from 
the branch of the Rob Roy Drainage District. 
 
The votes were as follows: 
Ayes (6):  Fox, LeCuyer, Mohr, Prodehl, Thompson, and Whitfield 
Nays (0): None 
Abstain (0): None 
Absent (1): Cherry 
 
The motion passed.  
 
This proposal will go to the Planning, Building and Zoning Committee on November 13, 2023.   
 
The Zoning Board of Appeals completed their review of Petition 23-26 at 7:36 p.m. 

NEW BUSINESS/OLD BUSINESS  
Mr. Asselmeier stated the deadline for applications is November 17, 2023, for the December 18, 2023, 
Zoning Board of Appeals hearing.   
 
REVIEW OF PETITIONS THAT WENT TO PLANNING BUILDING AND ZONING 
None 
 
PUBLIC COMMENTS 
None 
 
ADJOURNMENT OF THE ZONING BOARD OF APPEALS 
Member Whitfield made a motion, seconded by Member Prodehl to adjourn.  
 
With a voice vote of six (6) ayes, the motion carried.   
 
The Zoning Board of Appeals meeting adjourned at 7:39 p.m. 
 
The next regularly scheduled meeting/hearing will be on December 18, 2023.     
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Respectfully submitted by, 
Wanda A. Rolf 
Administrative Assistant 
 
Exhibit 

1. Memo on Petition 23-26 Dated October 26, 2023 
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DEPARTMENT OF PLANNING, BUILDING & ZONING 
111 West Fox Street • Room 203 

Yorkville, IL • 60560 
(630) 553-4141                  Fax (630) 553-4179 

 
Petition 23-32 

Alan Drake on Behalf of Grainco FS, Inc. (Current Owner) and 
Andrew and Robert Schwartz on Behalf of A.B. Schwartz, LLC 

(Contract Purchaser) 
Amendment to Future Land Use Map in Land Resource    

Management Plan 
Transportation Corridor to Mixed Use Business 

 
 
INTRODUCTION 
A.B. Schwartz, LLC would like an amendment to the Future Land Use Map contained in the Land Resource 
Management Plan for approximately nineteen point eight more or less (19.8 +/-) acres located on the west side 
of Route 47 addressed as 8115 Route 47.  If the change to the Future Land Use Map is approved, the Petitioner 
would like to rezone the property to M-1 in order to operate a tile business, offices, warehouses, fuel storage, 
and other light industrial uses.   

The application letter is included as Attachment 1.  Pictures of the property are included as Attachments 2-8.   

The map amendment request is a separate petition (Petition 23-33). 

SITE INFORMATION 
PETITIONERS: 

 
Alan Drake on Behalf of Grainco FS, Inc. and Andrew and Robert Schwartz on 
Behalf of A.B. Schwartz, LLC 
 

ADDRESS: 
 

8115 Route 47, Yorkville 

LOCATION: West Side of Route 47 Approximately 0.33 Miles North of Ament Road 

 

 
 
 

TOWNSHIP: 

 
 
Kendall 
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PARCEL #s: 

 
05-09-300-006 
05-09-300-007 
05-16-100-003 
05-16-100-004 
05-16-100-020 
 

LOT SIZE: 
 

19.8 +/- Acres 

EXISTING LAND 
USE: 

 

Vacant and Improved Commercial 

ZONING: 
 

05-09-300-006 A-1 Agricultural 
05-09-300-007 A-1 Agricultural with Special Use Permits 
05-16-100-003 A-1 Agricultural 
05-16-100-004 A-1 Agricultural with Special Use Permits 
05-16-100-020 A-1 Agricultural with Special Use Permits 
 
 

LRMP: 
 

Future 
Land Use 

Transportation Corridor (Petitioner is requesting a change to Mixed 
Use Business)  
Yorkville’s Plan calls for the property to be Agricultural. 

Roads Route 47 is a State maintained arterial road. 

Trails There are no trails planned in this area. 

Floodplain/ 
Wetlands 

There are no floodplains or wetlands on the property. 

  
 

REQUESTED 
ACTIONS: Amendment to Future Land Use Map from Transportation Corridor to Mixed Use 

Business 

Map Amendment Rezoning Property from A-1 Agricultural and A-1 Agricultural with 
Special Use Permits to M-1 Limited Manufacturing District 

 

APPLICABLE 
REGULATIONS: 

Section 13:07 – Map Amendment Procedures  

  
SURROUNDING LAND USE 

Location Adjacent Land Use Adjacent 
Zoning 

Land Resource 
Management Plan 

Zoning within 
½ Mile 

North Improved Commercial and 
Agricultural 

B-3 Transportation 
Corridor 
 (County) 

Estate/Conservation 
Residential (Yorkville) 

  

A-1, R-1, B-3 
(County) 

 
R-2, R-3, B-1, 

and B-3 
(Yorkville) 

 
South Transportation/Community/Utility 

(IDOT Yard) and Agricultural 
A-1 

 
Transportation 
Corridor and 

Commercial (County) 
Agricultural 
(Yorkville) 

A-1, A-1 SU,  
R-3, and B-3 
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East Agricultural/Farmstead A-1 

(County) 
 

R-2 and R-3 
(Yorkville) 

Transportation 
Corridor and 
Commercial 

(County) 
 

Agricultural 
(Yorkville) 

 

A-1  
(County) 

 
R-2 and R-3 
(Yorkville) 

 

West Agricultural A-1 Rural Residential  
(Max 0.65 DU/Acre 

(County) 
  

Agricultural (Yorkville) 

A-1 

 
The A-1 special use permits to the south are for a church, an illuminated sign, and a cemetery.  
 
ACTION SUMMARY 

KENDALL TOWNSHIP     
Petition information was sent to Kendall Township on November 17, 2023. At their meeting on 
November 21, 2023, the Kendall Township Planning Commission recommended approval of the 
request.  The Kendall Township Board was still reviewing the proposal.     
 
UNITED CITY OF YORKVILLE 
Petition information was sent to the United City of Yorkville on November 17, 2023.  Yorkville plans to 
review the proposal in January 2024.   
 
BRISTOL-KENDALL FIRE PROTECTION DISTRICT 
Petition information was sent to the Bristol-Kendall Fire Protection District on November 17, 2023.  
 
ZPAC 
ZPAC reviewed the proposal at their meeting on December 5, 2023.  It was noted that the septic system 
was designed for a maximum fifteen (15) people.  The Petitioner’s Attorney indicated that fewer people 
will be on the property compared to the number of people onsite for previous uses.  The Illinois 
Department of Transportation had not been in negotiations with the property owners related to land 
acquisition for right-of-way expansion.  With two (2) access points, the property possessed good access 
onto Route 47.  ZPAC recommended approval of the proposal by a vote of seven (7) in favor and zero 
(0) in opposition with three (3) members absent.  The minutes of the meeting were included as 
Attachment 13.     
 
RPC 
The Kendall County Regional Planning Commission held a public hearing on this proposal on 
December 13, 2023.  Other than the Petitioner’s Attorney, nobody from the public testified at the public 
hearing.  He explained the proposed land transaction and proposed uses at the property.  He also 
believed the reclassification and rezoning more closely matches the uses in the area.  Discussion 
occurred about reclassifying and rezoning other non-agricultural properties in the area.  It was the 
Petitioner’s Attorney’s understanding that underground fuel tanks had been removed.  Discussion 
occurred regarding obtaining an A-1 special use instead of a map amendment; Commissioners 
reviewed the list of allowable uses in the M-1.  It was noted that most of the more objectionable uses 
in the M-1 have to occur entirely indoors.  Discussion occurred about possible annexations to Yorkville; 
annexations were considered doubtful.  The Kendall County Regional Planning Commission 
recommended approval of the proposal by a vote of seven (7) in favor and zero (0) in opposition with 
three (3) members absent.  The minutes of the hearing were included as Attachment 14.     
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ANALYSIS 
The portions of the property identified by parcel identification numbers 05-09-300-007, 05-16-100-004, and 05-
16-100-020 were originally rezoned to M-1 in 1966 by Ordinance 1966-08.  These properties were rezoned 
back to A-1 and granted a special use permit during the County-wide rezoning in 1974.  A special use permit 
was granted at these properties to expand the gas facilities in 1979 by Ordinance 1979-20.  A special use permit 
for an illuminated sign was granted at the property in 1998 by Ordinance 1998-09.  Ordinances 1966-08, 1979-
20, and 1998-09 are included as Attachments 9-11.   
 
In addition to the various zoning actions previously mentioned, the portion of the property identified by parcel 
identification number 05-16-100-020 was granted variances in 1997 for a reduction of the front yard setback by 
twenty feet (20’) for a canopy and fuel pumps and a ten foot (10’) front yard setback reduction for post 
placement.  The information for this variance is included as Attachment 12.   
 
Those portions of the property identified by parcel identification numbers 05-16-100-003 and 05-09-300-006 
appear to have always been zoned A-1.   
 
According to the definition of Transportation Corridor found on page 7-36 of the Land Resource Management 
Plan, this type of land use would be associated with the B-5 Business Planned Development District, B-6 Office 
and Research Park District, and limited B-3 Highway Business District. 
 
The proposed tile business, offices, warehouses, fuel storage, and other light industrial uses would more 
applicably fit on properties zoned M-1, which more closely corresponds to the Mixed Use Business 
classification. 
 
If the request is granted, the adjacent properties on the west side of Route 47 (the former Aux Sable Building 
and the Illinois Department of Transportation yard) could submit the same reclassification request in the future.  
The types of uses of those buildings and properties could also fit into the Mixed Use Business classification.     
 
RECOMMENDATION  
Staff recommends approval of the requested amendment. 
 
ATTACHMENTS  
1. Application Letter 
2. Picture of Main Building 
3. Picture of Looking South by Main Building 
4. Picture of South Side of Main Building and South Outbuildings 
5. Picture South Outbuildings and Tanks 
6. Picture Facing East 
7. Picture Facing North 
8. Picture of North Outbuilding 
9. Ordinance 1966-08 
10. Ordinance 1979-20 
11. Ordinance 1998-09 
12. Variance 1997-17 
13. December 5, 2023, ZPAC Minutes (This Petition Only) 
14. December 13, 2023, RPC Minutes (This Petition Only) 
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Attachment 2 Main Building

18



Attachment 3 Looking South By Main Building
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Attachment 4 South Side of Main Building and South Outbuildings
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Attachment 5 South Outbuildings and Tanks
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Attachment 6 Looking East
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Attachment 7 Looking North
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Attachment 8 North Outbuilding
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ZPAC Meeting Minutes 12.05.23 

ZONING, PLATTING & ADVISORY COMMITTEE (ZPAC) 
December 5, 2023 – Unapproved Meeting Minutes 

PBZ Chairman Seth Wormley called the meeting to order at 9:00 a.m. 

Present:   
Matt Asselmeier – PBZ Department 
David Guritz – Forest Preserve 
Brian Holdiman – PBZ Department  
Fran Klaas – Highway Department 
Commander Jason Langston – Sheriff’s Department 
Aaron Rybski – Health Department 
Seth Wormley – PBZ Committee Chair 

Absent:  
Meagan Briganti – GIS Department 
Greg Chismark – WBK Engineering, LLC  
Alyse Olson – Soil and Water Conservation District 

Audience:  
Dan Kramer, Andrew Schwartz, and Robert Schwartz 

PETITIONS 
Petitions 23-32 and 23-33 Alan Drake on Behalf of Grainco FS, Inc (Property Owner) and Andrew and Robert 
Schwartz on Behalf of A.B. Schwartz, LLC (Contractor Purchaser) 
Mr. Asselmeier summarized the request. 

A.B. Schwartz, LLC would like an amendment to the Future Land Use Map contained in the Land Resource Management 
Plan for approximately nineteen point eight more or less (19.8 +/-) acres located on the west side of Route 47 addressed 
as 8115 Route 47.  If the change to the Future Land Use Map is approved, the Petitioner would like to rezone the property 
to M-1 in order to operate a tile business, offices, warehouses, fuel storage, and other light industrial uses.   

The application letter and pictures of the property were provided.  

The property is located at 8115 Route 47, Yorkville. 

The property is vacant and improved commercial.   

Two (2) of the parcels are zoned A-1 and three (3) of the parcels are zoned A-1 with special use permits.  

The County’s plan calls for the property to be Transportation Corridor. 

Yorkville’s plan calls for the property to be Agricultural. 

Route 47 is a State maintained arterial road. 

There are no trails planned in this area. 

There are no floodplains or wetlands on the property. 

The adjacent land uses are Improved Commercial, Agricultural, Farmstead, and Transportation/Community/Utility (IDOT 
Yard). 

The adjacent properties are zoned A-1 and B-3 in the County and R-2 and R-3 in Yorkville.   

The County’s plan calls for the area to be Transportation Corridor, Commercial, and Rural Residential (Max 0.65 DU/Acre). 

Yorkville’s plan calls for the area to be Estate/Conservation Residential, and Agricultural. 
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Properties within one point five (1.5) miles were zoned A-1, A-1SU, R-1, R-3, and B-3 in the County and R-2, R-3, B-1, and 
B-3 inside Yorkville. 
 
The A-1 special use permits to the south are for a church, an illuminated sign, and a cemetery.  
 
EcoCAT Report submitted and consultation was terminated.  
 
The application for NRI was submitted on November 12, 2023.      
 
Petition information was sent to Kendall Township on November 17, 2023.  At their meeting on November 21, 2023, the 
Kendall Township Planning Commission recommended approval of the request.  The Kendall Township Board was still 
reviewing the proposal.      

 
Petition information was sent to the United City of Yorkville on November 17, 2023.  Yorkville plans to review the proposal 
in January 2024. 

 
Petition information was sent to the Bristol-Kendall Fire Protection District on November 17, 2023.  No comments received. 

 
The portions of the property identified by parcel identification numbers 05-09-300-007, 05-16-100-004, and 05-16-100-020 
were originally rezoned to M-1 in 1966 by Ordinance 1966-08.  These properties were rezoned back to A-1 and granted a 
special use permit during the County-wide rezoning in 1974.  A special use permit was granted at these properties to expand 
the gas facilities in 1979 by Ordinance 1979-20.  A special use permit for an illuminated sign was granted at the property in 
1998 by Ordinance 1998-09.  Ordinances 1966-08, 1979-20, and 1998-09 were provided.   
 
In addition to the various zoning actions previously mentioned, the portion of the property identified by parcel identification 
number 05-16-100-020 was granted variances in 1997 for a reduction of the front yard setback by twenty feet (20’) for a 
canopy and fuel pumps and a ten foot (10’) front yard setback reduction for post placement.  The information for this variance 
was provided.   
 
Those portions of the property identified by parcel identification numbers 05-16-100-003 and 05-09-300-006 appear to have 
always been zoned A-1.   
 
Per the site plan, there are seven (7) buildings presently located on the property.  Any new buildings, expansion of existing 
buildings, or remodeling of these buildings would required applicable building permits and the work would be required to 
meet applicable building codes.  The Petitioners indicate that no new buildings are planned at this time.  Any structures or 
uses that encroach into required setbacks would be considered lawfully non-conforming.  Any changes to site, such as new 
buildings or expanded parking areas, would trigger site plan review and approval under the Zoning Ordinance.      
 
The site is serviced by a well and septic.  There is electricity onsite.  There are several LP tanks onsite.   
 
The property fronts Route 47 and has two (2) access points off of Route 47.  Deceleration lanes exist at both entrances on 
Route 47. 
 
The site plan shows several gravel and asphalt areas.  No dedicated parking spaces appear onsite.  Any new parking lots 
would have to meet applicable regulations.   
 
Based on the proposed uses, no new odors are foreseen.  The owners of the property would have to follow applicable odor 
control regulations based on potential other future M-1 allowable uses.   
 
The site plan shows one (1) light pole and there are some existing lights on several of the buildings. 
 
The amount of lighting could expand on the property if they install a larger parking lot or if different uses move onto the 
property.   
 
No changes to the landscaping or property screening are proposed. 
 
If improvements are made to the site in the future, landscaping and screening would be required as part of site plan 
review.   
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Any signage would have to meet applicable regulations and secure permits.   
 
Based on the proposed uses, no new noise issues are foreseen.  The owners of the property would have to follow applicable 
noise control regulations based on potential other future M-1 allowable uses.   
 
The site plan shows two (2) stormwater inlets.   
 
Since no new buildings or impervious surfaces were proposed, a stormwater permit was not required.  However, if additional 
buildings or impervious surfaces are added to the site in the future, stormwater permits could be required at that time.   
 
The proposed Findings of Fact were as follows:  
 
Existing uses of property within the general area of the property in question.  The surrounding properties are used for 
agricultural purposes, larger lot single-family residential uses, Illinois Department of Transportation storage yard, and 
vacant commercial space that might seek rezoning to industrial in the future.   
 
The Zoning classification of property within the general area of the property in question.  The surrounding properties are 
zoned A-1 and B-3 in the unincorporated area and R-2 and R-3 inside the United City of Yorkville.   
 
The suitability of the property in question for the uses permitted under the existing zoning classification. The Petitioners 
propose to use the property for more light industrial type uses that are not allowed in the A-1 Agricultural Zoning District.   
   
The trend of development, if any, in the general area of the property in question, including changes, if any, which may 
have taken place since the day the property in question was in its present zoning classification.  The Zoning Board of 
Appeals shall not recommend the adoption of a proposed amendment unless it finds that the adoption of such an 
amendment is in the public interest and is not solely for the interest of the applicant.  The Zoning Board of Appeals may 
recommend the adoption of an amendment changing the zoning classification of the property in question to any higher 
classification than that requested by the applicant.  For the purpose of this paragraph the R-1 District shall be considered 
the highest classification and the M-2 District shall be considered the lowest classification. The trend of development in 
the area is a mix of agricultural, storage and warehousing, and other light industrial type uses.  
 
Consistency with the p u r p o s e  a n d  o b j e c t i v e s  of the Land Resource Management Plan and other adopted County 
or municipal plans and policies.  The Future Land Use Map in the Land Resource Management Plan classifies this property 
as Transportation Corridor.  The United City of Yorkville’s Plan calls for the property to be Agricultural.  The Petitioners are 
also pursuing a change to the County’s Future Land Use Map to Mixed Use Business.  If this change is approved, then the 
requested map amendment would be consistent with the County’s Land Resource Management Plan.   
 
If the requested amendment to the Future Land Use Map in the Land Resource Management Plan reclassifying this property 
as Mixed Use Business is approved, Staff recommended approval of the proposed map amendment.  
 
According to the definition of Transportation Corridor found on page 7-36 of the Land Resource Management Plan, this type 
of land use would be associated with the B-5 Business Planned Development District, B-6 Office and Research Park District, 
and limited B-3 Highway Business District. 
 
The proposed tile business, offices, warehouses, fuel storage, and other light industrial uses would more applicably fit on 
properties zoned M-1, which more closely corresponds to the Mixed Use Business classification. 
 
If the request is granted, the adjacent properties on the west side of Route 47 (the former Aux Sable Building and the Illinois 
Department of Transportation yard) could submit the same reclassification request in the future.  The types of uses of those 
buildings and properties could also fit into the Mixed Use Business classification.     
 
Staff recommended approval of the requested amendment and, if the requested amendment to the Future Land Use Map 
in the Land Resource Management Plan reclassifying this property as Mixed Use Business was approved, Staff 
recommended approval of the proposed map amendment.  
 
Mr. Rybski said that the septic system was installed in 2008 and designed for fifteen (15) employees.  Dan Kramer, Attorney 
for the Petitioner, said that the proposed uses would have less people onsite.   
 
Mr. Kramer said that the conservation designation in Yorkville’s plan was a placeholder.   
 

Attachment 13, Page 3

37



 

ZPAC Meeting Minutes 12.05.23            
 

Mr. Klaas asked if the Illinois Department of Transportation had acquired additional right-of-way at this property.  Mr. Kramer 
responded no as it related to the subject property.   
 
No additional access was planned for the property.   
 
Chairman Wormley expressed his support for the project.   
 
Mr. Klaas made a motion, seconded by Mr. Rybski, to recommend approval of the reclassification and map amendment. 
 
The votes were follows: 
Ayes (7): Asselmeier, Guritz, Klaas, Holdiman, Langston, Rybski, and Wormley 
Nays (0): None 
Abstain (0): None 
Absent (3): Briganti, Chismark, and Olson 
 
The motion passed.   
 
The proposals go to the Kendall County Regional Planning Commission on December 13, 2023. 
 

PUBLIC COMMENT 
None 
 
 

ADJOURNMENT 
Mr. Guritz made a motion, seconded by Mr. Rybski, to adjourn.   
 
With a voice vote of seven (7) ayes, the motion carried. 
 
The ZPAC, at 9:16 a.m., adjourned.  
 
Respectfully Submitted, 
Matthew H. Asselmeier, AICP, CFM 
Director 
 
Enc. 
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KENDALL COUNTY 
REGIONAL PLANNING COMMISSION 

Kendall County Office Building 
Rooms 209 and 210 

111 W. Fox Street, Yorkville, Illinois 

Unapproved - Meeting Minutes of December 13, 2023 - 7:00 p.m. 

Chairman Bill Ashton called the meeting to order at 7:05 p.m. 

ROLL CALL  
Members Present:  Bill Ashton, Eric Bernacki, Dave Hamman, Larry Nelson, Ruben Rodriguez, Claire Wilson, 
and Seth Wormley (Arrived at 7:07 p.m.) 
Members Absent: Tom Casey, Karin McCarthy-Lange, and Bob Stewart 
Staff Present:  Matthew H. Asselmeier, Director, and Wanda A. Rolf, Administrative Assistant 
Others Present:  Dan Kramer, Andrew Schwartz, Robert Schwartz, and Carrie Barns 

PUBLIC HEARING 
The Kendall County Regional Planning Commission started their review of Petition 23-32 at 7:06 p.m. 

Petition 23-32 Alan Drake on Behalf of Grainco FS, Inc. (Property Owner) and Andrew and Robert 
Schwartz on Behalf of A.B. Schwartz, LLC (Contract Purchaser)  
Mr. Asselmeier summarized the request. 

Member Wormley arrived at this time (7:07 p.m.) 

A.B. Schwartz, LLC would like an amendment to the Future Land Use Map contained in the Land Resource 
Management Plan for approximately nineteen point eight more or less (19.8 +/-) acres located on the west side 
of Route 47 addressed as 8115 Route 47.  If the change to the Future Land Use Map is approved, the Petitioner 
would like to rezone the property to M-1 in order to operate a tile business, offices, warehouses, fuel storage, 
and other light industrial uses.   

The application letter and pictures of the property were provided.  

The property is located at 8115 Route 47, Yorkville. 

The property is vacant and improved commercial.   

Two (2) of the parcels are zoned A-1 and three (3) of the parcels are zoned A-1 with special use permits.  

The County’s plan calls for the property to be Transportation Corridor. 

Yorkville’s plan calls for the property to be Agricultural. 

Route 47 is a State maintained arterial road. 

There are no trails planned in this area. 

There are no floodplains or wetlands on the property. 
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The adjacent land uses are Improved Commercial, Agricultural, Farmstead, and 
Transportation/Community/Utility (IDOT Yard). 
 
The adjacent properties are zoned A-1 and B-3 in the County and R-2 and R-3 in Yorkville.   
 
The County’s plan calls for the area to be Transportation Corridor, Commercial, and Rural Residential (Max 
0.65 DU/Acre). 
 
Yorkville’s plan calls for the area to be Estate/Conservation Residential, and Agricultural. 
 
Properties within one point five (1.5) miles were zoned A-1, A-1SU, R-1, R-3, and B-3 in the County and R-2, 
R-3, B-1, and B-3 inside Yorkville. 
 
The A-1 special use permits to the south are for a church, an illuminated sign, and a cemetery.  

Petition information was sent to Kendall Township on November 17, 2023.  At their meeting on November 21, 
2023, the Kendall Township Planning Commission recommended approval of the request.  The Kendall 
Township Board was still reviewing the proposal.     

Petition information was sent to the United City of Yorkville on November 17, 2023.  Yorkville plans to review 
the proposal in January 2024.  

Petition information was sent to the Bristol-Kendall Fire Protection District on November 17, 2023.  No 
comments received.   

ZPAC reviewed the proposal at their meeting on December 5, 2023.  It was noted that the septic system was 
designed for a maximum fifteen (15) people.  The Petitioner’s Attorney indicated that fewer people will be on 
the property compared to the number of people onsite for previous uses.  The Illinois Department of 
Transportation had not been in negotiations with the property owners related to land acquisition for right-of-
way expansion.  With two (2) access points, the property possessed good access onto Route 47.  ZPAC 
recommended approval of the proposal by a vote of seven (7) in favor and zero (0) in opposition with three (3) 
members absent.  The minutes of the meeting were provided.     

The portions of the property identified by parcel identification numbers 05-09-300-007, 05-16-100-004, and 05-
16-100-020 were originally rezoned to M-1 in 1966 by Ordinance 1966-08.  These properties were rezoned 
back to A-1 and granted a special use permit during the County-wide rezoning in 1974.  A special use permit 
was granted at these properties to expand the gas facilities in 1979 by Ordinance 1979-20.  A special use permit 
for an illuminated sign was granted at the property in 1998 by Ordinance 1998-09.  Ordinances 1966-08, 1979-
20, and 1998-09 were provided.   
 
In addition to the various zoning actions previously mentioned, the portion of the property identified by parcel 
identification number 05-16-100-020 was granted variances in 1997 for a reduction of the front yard setback by 
twenty feet (20’) for a canopy and fuel pumps and a ten foot (10’) front yard setback reduction for post 
placement.  The information for this variance was provided.   
 
Those portions of the property identified by parcel identification numbers 05-16-100-003 and 05-09-300-006 
appear to have always been zoned A-1.   
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According to the definition of Transportation Corridor found on page 7-36 of the Land Resource Management 
Plan, this type of land use would be associated with the B-5 Business Planned Development District, B-6 Office 
and Research Park District, and limited B-3 Highway Business District. 
 
The proposed tile business, offices, warehouses, fuel storage, and other light industrial uses would more 
applicably fit on properties zoned M-1, which more closely corresponds to the Mixed Use Business 
classification. 
 
If the request is granted, the adjacent properties on the west side of Route 47 (the former Aux Sable Building 
and the Illinois Department of Transportation yard) could submit the same reclassification request in the future.  
The types of uses of those buildings and properties could also fit into the Mixed Use Business classification.     
 
Staff recommended approval of the requested amendment. 

Chairman Ashton opened the public hearing at 7:11 p.m. 

Dan Kramer, Attorney for the Petitioner, stated that changing the Kendall County Land Resource Management 
Plan made sense because the proposal conforms with the various uses at the property  for the past forty (40) 
years.  He noted Grainco FS’ previous operations at the site.  Grainco FS will continue to be a tenant and sell 
the LP and bulk gas.  The tile business will focus on agricultural clients.  Mr. Kramer believed that the United 
City of Yorkville’s conservation classification was a placeholder.   

Member Wilson asked if the underground fuel tanks have been removed.  Mr. Kramer stated that all tanks are 
above ground. 

Member Nelson asked why the request was for a map amendment instead of special use under A-1.  Member 
Wormley commented that, if it was a special use permit, the owner would have to obtain a special use permit 
for every tenant, which creates much more work for the Planning, Building and Zoning Department.   

Member Nelson asked about the allowable uses in M-1.  Commissioners reviewed the list of permitted uses in 
the M-1. 

Member Nelson felt the local fire department should play a role in reviewing the types of business allowed at 
the site.   

Mr. Kramer noted that the Petitioners were requesting Mixed Use Business and they were not constructed any 
new buildings.   

Member Wilson noted that the more objectionable uses allowed in the M-1, like the slaughtering of rabbits, has 
to occur indoors.  Member Nelson concurred and noted that the Health Department would be heavily involved 
in the regulation of that use.   

Member Wilson asked about the possibility of annexation into Yorkville.  Mr. Kramer stated he doesn’t believe 
it would be annexed because Yorkville was focused on retail development and Yorkville did not have any 
utilities in the vicinity.     

Member Rodriguez and Member Wormley visited the site and stated the business has much potential.   

Member Nelson asked about the process to change the Plan for all the businesses in the vicinity to M-1.  Mr. 
Asselmeier recommended bringing a proposal to the January 2024 meeting identifying specific properties and 
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giving property owners the opportunity to be contacted to see if they were in favor of reclassification.  The 
property owners could be invited the February 2024 Annual Meeting.  

Member Rodriguez made a motion, seconded by Member Bernacki, to adjourn the public hearing.  With a voice 
vote of seven (7) ayes, the motion carried. 

Chairman Ashton closed the public hearing at 7:34 p.m. 

Member Wormley made a motion, seconded by Member Hamman, to recommend approval of the 
reclassification. 

The votes were as follows: 
Ayes (7):      Ashton, Bernacki, Hamman, Nelson, Rodriguez, Wilson, and Wormley 
Nays (0):         None 
Absent (3):  Casey, McCarthy-Lange, and Stewart 
Abstain (0): None 
 
The motion carried.  The proposal will go to the Kendall County Zoning Board of Appeals on December 18, 
2023.   
 
The Kendall County Regional Planning Commission completed their review of Petition 23-32 at 7:34 p.m. 
 
ADJOURNMENT  
Member Nelson made a motion, seconded by Member Wilson, to adjourn.  With a voice vote of seven (7) ayes, 
the motion carried. 
 
The Kendall County Regional Planning Commission meeting adjourned at 8:16 p.m.  
 
Respectfully submitted by, 
Wanda A. Rolf 
Administrative Assistant 
 
Enclosure and Exhibits 
 

1. Memo on Petition 23-32 Dated December 5, 2023 
2. Certificate of Publication and Certified Mail Receipts for Petition 23-32 (Not Included with Report but 

on file in Planning, Building and Zoning Office) 
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DEPARTMENT OF PLANNING, BUILDING & ZONING 
111 West Fox Street • Room 203 

Yorkville, IL • 60560 
(630) 553-4141                  Fax (630) 553-4179 

 
Petition 23-33 

Alan Drake on Behalf of Grainco FS, Inc. (Current Owner) and 
Andrew and Robert Schwartz on Behalf of A.B. Schwartz, LLC 
(Contract Purchaser) Map Amendment Rezoning from A-1 and  

   A-1 SU to M-1 
 

 
INTRODUCTION 
A.B. Schwartz, LLC would like a map amendment rezoning approximately nineteen point eight more or less 
(19.8 +/-) acres located on the west side of Route 47 addressed as 8115 Route 47 from A-1 Agricultural District 
and A-1 SU to M-1 Limited Manufacturing District in order to operate a tile business, offices, warehouses, fuel 
storage, and other light industrial uses.   

The application materials are included as Attachment 1.  Pictures of the property are included as Attachments 
2-8.   

The amendment to the Future Land Use Map is a separate petition (Petition 23-32). 

SITE INFORMATION 
PETITIONERS: 

 
Alan Drake on Behalf of Grainco FS, Inc. and Andrew and Robert Schwartz on 
Behalf of A.B. Schwartz, LLC 
 

ADDRESS: 
 

8115 Route 47, Yorkville 

LOCATION: West Side of Route 47 Approximately 0.33 Miles North of Ament Road 

 

 
 
 

TOWNSHIP: 
 

 
 
Kendall 
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PARCEL #s: 
 

05-09-300-006 
05-09-300-007 
05-16-100-003 
05-16-100-004 
05-16-100-020 
 

LOT SIZE: 
 

19.8 +/- Acres 

EXISTING LAND 
USE: 

 

Vacant and Improved Commercial 

ZONING: 
 

05-09-300-006 A-1 Agricultural 
05-09-300-007 A-1 Agricultural with Special Use Permits 
05-16-100-003 A-1 Agricultural 
05-16-100-004 A-1 Agricultural with Special Use Permits 
05-16-100-020 A-1 Agricultural with Special Use Permits 
 
 

LRMP: 
 

Future 
Land Use 

Transportation Corridor (Petitioner is requesting a change to Mixed 
Use Business)  
Yorkville’s Plan calls for the property to be Agricultural. 

Roads Route 47 is a State maintained arterial road. 

Trails There are no trails planned in this area. 

Floodplain/ 
Wetlands 

There are no floodplains or wetlands on the property. 

  
 

REQUESTED 
ACTIONS: Amendment to Future Land Use Map from Transportation Corridor to Mixed Use 

Business 

Map Amendment Rezoning Property from A-1 Agricultural and A-1 Agricultural with 
Special Use Permits to M-1 Limited Manufacturing District 

 

APPLICABLE 
REGULATIONS: 

Section 13:07 – Map Amendment Procedures  

  
SURROUNDING LAND USE 

Location Adjacent Land Use Adjacent 
Zoning 

Land Resource 
Management Plan 

Zoning within 
½ Mile 

North Improved Commercial and 
Agricultural 

B-3 Transportation 
Corridor 
 (County) 

Estate/Conservation 
Residential (Yorkville) 

  

A-1, R-1, B-3 
(County) 

 
R-2, R-3, B-1, 

and B-3 
(Yorkville) 

 
South Transportation/Community/Utility 

(IDOT Yard) and Agricultural 
A-1 

 
Transportation 
Corridor and 

Commercial (County) 
Agricultural 
(Yorkville) 

 

A-1, A-1 SU,  
R-3, and B-3 
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East Agricultural/Farmstead A-1 
(County) 

 
R-2 and R-3 
(Yorkville) 

Transportation 
Corridor and 
Commercial 

(County) 
 

Agricultural 
(Yorkville) 

 

A-1  
(County) 

 
R-2 and R-3 
(Yorkville) 

 

West Agricultural A-1 Rural Residential  
(Max 0.65 DU/Acre 

(County) 
  

Agricultural (Yorkville) 

A-1 

 
The A-1 special use permits to the south are for a church, an illuminated sign, and a cemetery.  
 
PHYSICAL DATA 

ENDANGERED SPECIES REPORT 
EcoCAT Report submitted and consultation was terminated (see Attachment 1, Pages 18-20).  

 
NATURAL RESOURCES INVENTORY 
The application for NRI was submitted on November 12, 2023 (see Attachment 1, Page 17).  The 
LESA Score was 184 indicating a low level of protection.  The NRI Report was included as 
Attachment 14 

 
ACTION SUMMARY 

KENDALL TOWNSHIP     
Petition information was sent to Kendall Township on November 17, 2023.  At their meeting on 
November 21, 2023, the Kendall Township Planning Commission recommended approval of the 
request.  The Kendall Township Board was still reviewing the proposal.     
 
UNITED CITY OF YORKVILLE 
Petition information was sent to the United City of Yorkville on November 17, 2023. Yorkville plans to 
review the proposal in January 2024.   
 
BRISTOL-KENDALL FIRE PROTECTION DISTRICT 
Petition information was sent to the Bristol-Kendall Fire Protection District on November 17, 2023.  
 
ZPAC 
ZPAC reviewed the proposal at their meeting on December 5, 2023.  It was noted that the septic system 
was designed for a maximum fifteen (15) people.  The Petitioner’s Attorney indicated that fewer people 
will be on the property compared to the number of people onsite for previous uses.  The Illinois 
Department of Transportation had not been in negotiations with the property owners related to land 
acquisition for right-of-way expansion.  With two (2) access points, the property possessed good access 
onto Route 47.  ZPAC recommended approval of the proposal by a vote of seven (7) in favor and zero 
(0) in opposition with three (3) members absent.  The minutes of the meeting were included as 
Attachment 13.     
 
RPC 
The Kendall County Regional Planning Commission reviewed this proposal at their meeting on 
December 13, 2023.  Future buildings would be based on market demand.  Site development, including 
stormwater development, would be reviewed when the site is altered.  The existing fuel tanks will 
remain.  The Kendall County Regional Planning Commission recommended approval of the proposal 
by a vote of seven (7) in favor and zero (0) in opposition with three (3) members absent.  The minutes 
of the meeting were included as Attachment 15.     
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GENERAL INFORMATION 
The portions of the property identified by parcel identification numbers 05-09-300-007, 05-16-100-004, and 05-
16-100-020 were originally rezoned to M-1 in 1966 by Ordinance 1966-08.  These properties were rezoned 
back to A-1 and granted a special use permit during the County-wide rezoning in 1974.  A special use permit 
was granted at these properties to expand the gas facilities in 1979 by Ordinance 1979-20.  A special use permit 
for an illuminated sign was granted at the property in 1998 by Ordinance 1998-09.  Ordinances 1966-08, 1979-
20, and 1998-09 are included as Attachments 9-11.   
 
In addition to the various zoning actions previously mentioned, the portion of the property identified by parcel 
identification number 05-16-100-020 was granted variances in 1997 for a reduction of the front yard setback by 
twenty feet (20’) for a canopy and fuel pumps and a ten foot (10’) front yard setback reduction for post 
placement.  The information for this variance is included as Attachment 12.   
 
Those portions of the property identified by parcel identification numbers 05-16-100-003 and 05-09-300-006 
appear to have always been zoned A-1.   
 
BUILDING CODES 
Per the site plan (Attachment 1, Page 21), there are seven (7) buildings presently located on the property.  Any 
new buildings, expansion of existing buildings, or remodeling of these buildings would required applicable 
building permits and the work would be required to meet applicable building codes.  The Petitioners indicate 
that no new buildings are planned at this time.  Any structures or uses that encroach into required setbacks 
would be considered lawfully non-conforming.  Any changes to site, such as new buildings or expanded parking 
areas, would trigger site plan review and approval under the Zoning Ordinance.      
 
UTILITIES 
The site is serviced by a well and septic.  There is electricity onsite.  There are several LP tanks onsite.   
 
ACCESS 
The property fronts Route 47 and has two (2) access points off of Route 47.  Deceleration lanes exist at both 
entrances on Route 47. 
 
PARKING AND INTERNAL TRAFFIC CIRCULATION 
The site plan shows several gravel and asphalt areas.  No dedicated parking spaces appear onsite.  Any new 
parking lots would have to meet applicable regulations.   
 
ODORS 
Based on the proposed uses, no new odors are foreseen.  The owners of the property would have to follow 
applicable odor control regulations based on potential other future M-1 allowable uses.   
 
LIGHTING 
The site plan shows one (1) light pole and there are some existing lights on several of the buildings. 
 
The amount of lighting could expand on the property if they install a larger parking lot or if different uses move 
onto the property.   
 
LANDSCAPING AND SCREENING  
No changes to the landscaping or property screening are proposed. 
 
If improvements are made to the site in the future, landscaping and screening would be required as part of 
site plan review.   
 
SIGNAGE 
Any signage would have to meet applicable regulations and secure permits.   
 
NOISE CONTROL 
Based on the proposed uses, no new noise issues are foreseen.  The owners of the property would have to 
follow applicable noise control regulations based on potential other future M-1 allowable uses.   
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STORMWATER 
The site plan shows two (2) stormwater inlets.   
 
Since no new buildings or impervious surfaces were proposed, a stormwater permit was not required.  However, 
if additional buildings or impervious surfaces are added to the site in the future, stormwater permits could be 
required at that time.   
 
FINDINGS OF FACT 
§13:07.F of the Zoning Ordinance outlines findings that the Zoning Board of Appeals must make in order to 
recommend in favor of the applicant on map amendment applications. They are listed below in italics.  Staff has 
provided findings in bold below based on the recommendation:  
 
Existing uses of property within the general area of the property in question.  The surrounding properties 
are used for agricultural purposes, larger lot single-family residential uses, Illinois Department of 
Transportation storage yard, and vacant commercial space that might seek rezoning to industrial in 
the future.   
 
The Zoning classification of property within the general area of the property in question.  The surrounding 
properties are zoned A-1 and B-3 in the unincorporated area and R-2 and R-3 inside the United City of 
Yorkville.   
 
The suitability of the property in question for the uses permitted under the existing zoning classification. The 
Petitioners propose to use the property for more light industrial type uses that are not allowed in the 
A-1 Agricultural Zoning District.   
   
The trend of development, if any, in the general area of the property in question, including changes, if 
any, which may have taken place since the day the property in question was in its present zoning 
classification.  The Zoning Board of Appeals shall not recommend the adoption of a proposed amendment 
unless it finds that the adoption of such an amendment is in the public interest and is not solely for the 
interest of the applicant.  The Zoning Board of Appeals may recommend the adoption of an amendment 
changing the zoning classification of the property in question to any higher classification than that requested 
by the applicant.  For the purpose of this paragraph the R-1 District shall be considered the highest 
classification and the M-2 District shall be considered the lowest classification. The trend of development in 
the area is a mix of agricultural, storage and warehousing, and other light industrial type uses.  
 
Consistency with the p u r p o s e  a n d  o b j e c t i v e s  of the Land Resource Management Plan and other 
adopted County or municipal plans and policies.  The Future Land Use Map in the Land Resource 
Management Plan classifies this property as Transportation Corridor.  The United City of Yorkville’s 
Plan calls for the property to be Agricultural.  The Petitioners are also pursuing a change to the County’s 
Future Land Use Map to Mixed Use Business.  If this change is approved, then the requested map 
amendment would be consistent with the County’s Land Resource Management Plan.   
 
RECOMMENDATION  
If the requested amendment to the Future Land Use Map in the Land Resource Management Plan reclassifying 
this property as Mixed Use Business is approved, Staff recommends approval of the proposed map 
amendment.   
 
ATTACHMENTS  
1. Application Materials 
2. Picture of Main Building 
3. Picture of Looking South by Main Building 
4. Picture of South Side of Main Building and South Outbuildings 
5. Picture South Outbuildings and Tanks 
6. Picture Facing East 
7. Picture Facing North 
8. Picture of North Outbuilding 
9. Ordinance 1966-08 
10. Ordinance 1979-20 
11. Ordinance 1998-09 
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12. Variance 1997-17 
13. December 5, 2023, ZPAC Minutes (This Petition Only) 
14. NRI Report 
15. December 13, 2023, RPC Minutes (This Petition Only) 
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ZPAC Meeting Minutes 12.05.23 

ZONING, PLATTING & ADVISORY COMMITTEE (ZPAC) 
December 5, 2023 – Unapproved Meeting Minutes 

PBZ Chairman Seth Wormley called the meeting to order at 9:00 a.m. 

Present:   
Matt Asselmeier – PBZ Department 
David Guritz – Forest Preserve 
Brian Holdiman – PBZ Department  
Fran Klaas – Highway Department 
Commander Jason Langston – Sheriff’s Department 
Aaron Rybski – Health Department 
Seth Wormley – PBZ Committee Chair 

Absent:  
Meagan Briganti – GIS Department 
Greg Chismark – WBK Engineering, LLC  
Alyse Olson – Soil and Water Conservation District 

Audience:  
Dan Kramer, Andrew Schwartz, and Robert Schwartz 

PETITIONS 
Petitions 23-32 and 23-33 Alan Drake on Behalf of Grainco FS, Inc (Property Owner) and Andrew and Robert 
Schwartz on Behalf of A.B. Schwartz, LLC (Contractor Purchaser) 
Mr. Asselmeier summarized the request. 

A.B. Schwartz, LLC would like an amendment to the Future Land Use Map contained in the Land Resource Management 
Plan for approximately nineteen point eight more or less (19.8 +/-) acres located on the west side of Route 47 addressed 
as 8115 Route 47.  If the change to the Future Land Use Map is approved, the Petitioner would like to rezone the property 
to M-1 in order to operate a tile business, offices, warehouses, fuel storage, and other light industrial uses.   

The application letter and pictures of the property were provided.  

The property is located at 8115 Route 47, Yorkville. 

The property is vacant and improved commercial.   

Two (2) of the parcels are zoned A-1 and three (3) of the parcels are zoned A-1 with special use permits.  

The County’s plan calls for the property to be Transportation Corridor. 

Yorkville’s plan calls for the property to be Agricultural. 

Route 47 is a State maintained arterial road. 

There are no trails planned in this area. 

There are no floodplains or wetlands on the property. 

The adjacent land uses are Improved Commercial, Agricultural, Farmstead, and Transportation/Community/Utility (IDOT 
Yard). 

The adjacent properties are zoned A-1 and B-3 in the County and R-2 and R-3 in Yorkville.   

The County’s plan calls for the area to be Transportation Corridor, Commercial, and Rural Residential (Max 0.65 DU/Acre). 

Yorkville’s plan calls for the area to be Estate/Conservation Residential, and Agricultural. 
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Properties within one point five (1.5) miles were zoned A-1, A-1SU, R-1, R-3, and B-3 in the County and R-2, R-3, B-1, and 
B-3 inside Yorkville. 
 
The A-1 special use permits to the south are for a church, an illuminated sign, and a cemetery.  
 
EcoCAT Report submitted and consultation was terminated.  
 
The application for NRI was submitted on November 12, 2023.      
 
Petition information was sent to Kendall Township on November 17, 2023.  At their meeting on November 21, 2023, the 
Kendall Township Planning Commission recommended approval of the request.  The Kendall Township Board was still 
reviewing the proposal.      

 
Petition information was sent to the United City of Yorkville on November 17, 2023.  Yorkville plans to review the proposal 
in January 2024. 

 
Petition information was sent to the Bristol-Kendall Fire Protection District on November 17, 2023.  No comments received. 

 
The portions of the property identified by parcel identification numbers 05-09-300-007, 05-16-100-004, and 05-16-100-020 
were originally rezoned to M-1 in 1966 by Ordinance 1966-08.  These properties were rezoned back to A-1 and granted a 
special use permit during the County-wide rezoning in 1974.  A special use permit was granted at these properties to expand 
the gas facilities in 1979 by Ordinance 1979-20.  A special use permit for an illuminated sign was granted at the property in 
1998 by Ordinance 1998-09.  Ordinances 1966-08, 1979-20, and 1998-09 were provided.   
 
In addition to the various zoning actions previously mentioned, the portion of the property identified by parcel identification 
number 05-16-100-020 was granted variances in 1997 for a reduction of the front yard setback by twenty feet (20’) for a 
canopy and fuel pumps and a ten foot (10’) front yard setback reduction for post placement.  The information for this variance 
was provided.   
 
Those portions of the property identified by parcel identification numbers 05-16-100-003 and 05-09-300-006 appear to have 
always been zoned A-1.   
 
Per the site plan, there are seven (7) buildings presently located on the property.  Any new buildings, expansion of existing 
buildings, or remodeling of these buildings would required applicable building permits and the work would be required to 
meet applicable building codes.  The Petitioners indicate that no new buildings are planned at this time.  Any structures or 
uses that encroach into required setbacks would be considered lawfully non-conforming.  Any changes to site, such as new 
buildings or expanded parking areas, would trigger site plan review and approval under the Zoning Ordinance.      
 
The site is serviced by a well and septic.  There is electricity onsite.  There are several LP tanks onsite.   
 
The property fronts Route 47 and has two (2) access points off of Route 47.  Deceleration lanes exist at both entrances on 
Route 47. 
 
The site plan shows several gravel and asphalt areas.  No dedicated parking spaces appear onsite.  Any new parking lots 
would have to meet applicable regulations.   
 
Based on the proposed uses, no new odors are foreseen.  The owners of the property would have to follow applicable odor 
control regulations based on potential other future M-1 allowable uses.   
 
The site plan shows one (1) light pole and there are some existing lights on several of the buildings. 
 
The amount of lighting could expand on the property if they install a larger parking lot or if different uses move onto the 
property.   
 
No changes to the landscaping or property screening are proposed. 
 
If improvements are made to the site in the future, landscaping and screening would be required as part of site plan 
review.   
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Any signage would have to meet applicable regulations and secure permits.   
 
Based on the proposed uses, no new noise issues are foreseen.  The owners of the property would have to follow applicable 
noise control regulations based on potential other future M-1 allowable uses.   
 
The site plan shows two (2) stormwater inlets.   
 
Since no new buildings or impervious surfaces were proposed, a stormwater permit was not required.  However, if additional 
buildings or impervious surfaces are added to the site in the future, stormwater permits could be required at that time.   
 
The proposed Findings of Fact were as follows:  
 
Existing uses of property within the general area of the property in question.  The surrounding properties are used for 
agricultural purposes, larger lot single-family residential uses, Illinois Department of Transportation storage yard, and 
vacant commercial space that might seek rezoning to industrial in the future.   
 
The Zoning classification of property within the general area of the property in question.  The surrounding properties are 
zoned A-1 and B-3 in the unincorporated area and R-2 and R-3 inside the United City of Yorkville.   
 
The suitability of the property in question for the uses permitted under the existing zoning classification. The Petitioners 
propose to use the property for more light industrial type uses that are not allowed in the A-1 Agricultural Zoning District.   
   
The trend of development, if any, in the general area of the property in question, including changes, if any, which may 
have taken place since the day the property in question was in its present zoning classification.  The Zoning Board of 
Appeals shall not recommend the adoption of a proposed amendment unless it finds that the adoption of such an 
amendment is in the public interest and is not solely for the interest of the applicant.  The Zoning Board of Appeals may 
recommend the adoption of an amendment changing the zoning classification of the property in question to any higher 
classification than that requested by the applicant.  For the purpose of this paragraph the R-1 District shall be considered 
the highest classification and the M-2 District shall be considered the lowest classification. The trend of development in 
the area is a mix of agricultural, storage and warehousing, and other light industrial type uses.  
 
Consistency with the p u r p o s e  a n d  o b j e c t i v e s  of the Land Resource Management Plan and other adopted County 
or municipal plans and policies.  The Future Land Use Map in the Land Resource Management Plan classifies this property 
as Transportation Corridor.  The United City of Yorkville’s Plan calls for the property to be Agricultural.  The Petitioners are 
also pursuing a change to the County’s Future Land Use Map to Mixed Use Business.  If this change is approved, then the 
requested map amendment would be consistent with the County’s Land Resource Management Plan.   
 
If the requested amendment to the Future Land Use Map in the Land Resource Management Plan reclassifying this property 
as Mixed Use Business is approved, Staff recommended approval of the proposed map amendment.  
 
According to the definition of Transportation Corridor found on page 7-36 of the Land Resource Management Plan, this type 
of land use would be associated with the B-5 Business Planned Development District, B-6 Office and Research Park District, 
and limited B-3 Highway Business District. 
 
The proposed tile business, offices, warehouses, fuel storage, and other light industrial uses would more applicably fit on 
properties zoned M-1, which more closely corresponds to the Mixed Use Business classification. 
 
If the request is granted, the adjacent properties on the west side of Route 47 (the former Aux Sable Building and the Illinois 
Department of Transportation yard) could submit the same reclassification request in the future.  The types of uses of those 
buildings and properties could also fit into the Mixed Use Business classification.     
 
Staff recommended approval of the requested amendment and, if the requested amendment to the Future Land Use Map 
in the Land Resource Management Plan reclassifying this property as Mixed Use Business was approved, Staff 
recommended approval of the proposed map amendment.  
 
Mr. Rybski said that the septic system was installed in 2008 and designed for fifteen (15) employees.  Dan Kramer, Attorney 
for the Petitioner, said that the proposed uses would have less people onsite.   
 
Mr. Kramer said that the conservation designation in Yorkville’s plan was a placeholder.   
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Mr. Klaas asked if the Illinois Department of Transportation had acquired additional right-of-way at this property.  Mr. Kramer 
responded no as it related to the subject property.   
 
No additional access was planned for the property.   
 
Chairman Wormley expressed his support for the project.   
 
Mr. Klaas made a motion, seconded by Mr. Rybski, to recommend approval of the reclassification and map amendment. 
 
The votes were follows: 
Ayes (7): Asselmeier, Guritz, Klaas, Holdiman, Langston, Rybski, and Wormley 
Nays (0): None 
Abstain (0): None 
Absent (3): Briganti, Chismark, and Olson 
 
The motion passed.   
 
The proposals go to the Kendall County Regional Planning Commission on December 13, 2023. 
 

PUBLIC COMMENT 
None 
 
 

ADJOURNMENT 
Mr. Guritz made a motion, seconded by Mr. Rybski, to adjourn.   
 
With a voice vote of seven (7) ayes, the motion carried. 
 
The ZPAC, at 9:16 a.m., adjourned.  
 
Respectfully Submitted, 
Matthew H. Asselmeier, AICP, CFM 
Director 
 
Enc. 
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NATURAL RESOURCE CONSIDERATIONS 
 
SOIL INFORMATION  
Based on information from the United States Department of Agriculture-Natural Resources Conservation 
Service (USDA-NRCS) 2008 Kendall County Soil Survey, this project area contains the soil types shown in 
Figure 1 and Table 1. Please note this does not replace the need for or results of onsite soil testing. If 
completed, please refer to onsite soil test results for planning/engineering purposes. 
 

 
Figure 1: Soil Map 

 
Table 1: Soils Information 

Soil  
Type Soil Name Drainage Class Hydrologic 

Group 
Hydric  

Designation 
Farmland  

Designation Acres %  
Area 

59A Lisbon silt loam, 
0-2% slopes 

Somewhat 
Poorly Drained C/D Non-Hydric Prime Farmland 1.4 6.9% 

60C2 La Rose silt loam, 
5-10% slopes, eroded 

Moderately 
Well Drained C Non-Hydric 

Farmland of 
Statewide 

Importance 
2.2 11.1% 

60C3 
La Rose clay loam,  

5-10% slopes, severely 
eroded 

Moderately 
Well Drained C Non-Hydric 

Farmland of 
Statewide 

Importance 
0.5 2.3% 

356A Elpaso silty clay loam,  
0-2% slopes 

Poorly Drained B/D Hydric 
Prime Farmland  

if Drained 4.5 22.5% 

541B Graymont silt loam, 
2-5% slopes 

Moderately 
Well Drained C 

Non-Hydric 
with Hydric 
Inclusions 

Prime Farmland 11.3 57.1% 
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Hydrologic Soil Groups – Soils have been classified into four (A, B, C, D) hydrologic groups based on runoff 
characteristics due to rainfall. If a soil is assigned to a dual hydrologic group (A/D, B/D or C/D), the first 
letter is for drained areas and the second letter is for undrained areas. 
 

• Hydrologic group A: Soils have a high infiltration rate (low runoff potential) when thoroughly wet. 
These consist mainly of deep, well drained to excessively drained sands or gravelly sands. These 
soils have a high rate of water transmission. 

• Hydrologic group B: Soils have a moderate infiltration rate when thoroughly wet, consist chiefly 
of moderately deep to deep, moderately well drained to well drained soils that have a moderately 
fine to moderately coarse texture. These soils have a moderate rate of water transmission. 

• Hydrologic group C: Soils having a slow infiltration rate when thoroughly wet. These consist 
chiefly of soils having a layer that impedes the downward movement of water or soils of 
moderately fine texture or fine texture. These soils have a slow rate of water transmission. 

• Hydrologic group D: Soils having a very slow infiltration rate (high runoff potential) when 
thoroughly wet. These consist chiefly of clays that have a high shrink-swell potential, soils that 
have a high water table, have a claypan or clay layer at or near the surface, and soils that are 
shallow over nearly impervious material. These soils have a very slow rate of water transmission. 

 
Hydric Soils – A hydric soil is one that formed under conditions of saturation, flooding, or ponding long 
enough during the growing season to develop anaerobic conditions in the upper part of the soil profile 
that supports the growth or regeneration of hydrophytic vegetation. Soils with hydric inclusions have map 
units dominantly made up of non-hydric soils that may have inclusions of hydric soils in the lower positions 
on the landscape. Of the soils found onsite, one is classified as hydric soil (356A Elpaso silty clay loam), 
three are classified as non-hydric soil (59A Lisbon silt loam, 60C2 La Rose silt loam, and 60C3 La Rose clay 
loam), and one is classified as non-hydric soil with hydric inclusions likely (541B Graymont silt loam). 
 
Prime Farmland – Prime farmland is land that has the best combination of physical and chemical 
characteristics for agricultural production. Prime farmland soils are an important resource to Kendall 
County and some of the most productive soils in the United States occur locally. Of the soils found onsite, 
two are designated as prime farmland (59A Lisbon silt loam and 541B Graymont silt loam), one is 
designated as prime farmland if drained (356A Elpaso silty clay loam), and two are designated as farmland 
of statewide importance (60C2 La Rose silt loam and 60C3 La Rose clay loam). Farmland of statewide 
importance is land that does not meet the criteria for prime farmland but can economically produce high 
yields of crops when managed properly.  
 
Soil Water Features – Table 2, below, gives estimates of various soil water features that should be taken 
into consideration when reviewing engineering for a land use project.  
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Table 2: Water Features 
Map 
Unit 

Hydrologic 
Group 

Surface 
Runoff 

Water Table Ponding Flooding 

59A C/D Low January - May 
Upper Limit: 1.0’-2.0’ 
Lower Limit: 2.0’-4.0’ 

January – December 
Frequency: None 

January – December  
Frequency: None 

60C2 C High February - April 
Upper Limit: 2.0’-3.5’ 
Lower Limit: 2.2’-4.0’ 
 

January – December 
Frequency: None 

January – December  
Frequency: None 

60C3 C Medium February - April 
Upper Limit: 2.0’-3.5’ 
Lower Limit: 2.2’-4.0’ 
 

January – December 
Frequency: None 

January – December  
Frequency: None 

356A B/D Negligible January - May 
Upper Limit: 0.0’-1.0’ 
Lower Limit: 6.0’ 

January – May 
Surface Water Depth: 0.0’-0.5’ 
Duration: Brief (2 to 7 days) 
Frequency: Frequent 
June – December 
Frequency: None 
 

January – December  
Frequency: None 

541B C Low February - April 
Upper Limit: 2.0’-3.5’ 
Lower Limit: 2.2’-4.3’ 
 

January – December 
Frequency: None 

January – December  
Frequency: None 

 
Surface Runoff – Refers to the loss of water from an area by flow over the land surface. Surface runoff 
classes are based upon slope, climate and vegetative cover and indicates relative runoff for very specific 
conditions (it is assumed that the surface of the soil is bare and that the retention of surface water 
resulting from irregularities in the ground surface is minimal). The surface runoff classes are identified as: 
negligible, very low, low, medium, high, and very high. 
 
Months – The portion of the year in which a water table, ponding, and/or flooding is most likely to be a 
concern. 
 
Water Table – Water table refers to a saturated zone in the soil and the data indicates, by month, depth 
to the top (upper limit) and base (lower limit) of the saturated zone in most years. These estimates are 
based upon observations of the water table at selected sites and on evidence of a saturated zone (grayish 
colors or mottles (redoximorphic features)) in the soil. Note: A saturated zone that lasts for less than a 
month is not considered a water table. 
 
Ponding – Ponding is standing water in a closed depression. Unless a drainage system is installed, the 
water is removed only by percolation, transpiration, or evaporation. Duration is expressed as very brief 
(less than 2 days), brief (2 to 7 days), long (7 to 30 days), very long (more than 30 days). Frequency is 
expressed as none (ponding is not probable), rare (unlikely but possible under unusual weather 
conditions), occasional (occurs, on average, once or less in 2 years) and frequent (occurs, on average, 
more than once in 2 years). 
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KENDALL COUNTY LAND EVALUATION AND SITE ASSESSMENT (LESA)  
Decision-makers in Kendall County use the Land Evaluation and Site Assessment (LESA) system to 
determine the suitability of a land use change and/or a zoning request as it relates to agricultural land. 
The LESA system was developed by the United States Department of Agriculture-Natural Resources 
Conservation Service (USDA-NRCS) and takes into consideration local conditions such as physical 
characteristics of the land, compatibility of surrounding land-uses, and urban growth factors. The LESA 
system is a two-step procedure that includes: 
 

• Land Evaluation (LE): The soils of a given area are rated and placed in groups ranging from the 
best to worst suited for a stated agriculture use, cropland, or forestland. The best group is 
assigned a value of 100 and all other groups are assigned lower values. The Land Evaluation value 
accounts for 1/3 of the total score and is based on data from the Kendall County Soil Survey. The 
Kendall County Soil and Water Conservation District is responsible for this portion of the LESA 
system.  

• Site Assessment (SA): The site is numerically evaluated according to important factors that 
contribute to the quality of the site. Each factor selected is assigned values in accordance with 
the local needs and objectives. The Site Assessment value is based on a 200-point scale and 
accounts for 2/3 of the total score. The Kendall County LESA Committee is responsible for this 
portion of the LESA system. 
 

Table 4A: Land Evaluation Computation 

Soil Type Value Group Relative Value Acres Product (Relative Value x Acres) 

59A 2 94 1.4 131.6 
60C2 5 82 2.2 180.4 
60C3 6 69 0.5 34.5 
356A 1 100 4.5 450.0 
541B 2 94 11.3 1,062.2 

Totals 19.8 1,858.7 

LE Calculation 
(Product of relative value / Total Acres) 

1,858.7 / 19.8 = 93.9 
LE Score LE = 94 

   *Acreage listed in this chart provides a generalized representation and may not precisely reflect exact acres of each soil type.  
 
The Land Evaluation score for this site is 94, indicating that this site is currently designated as land that is 
well suited for agricultural uses considering the Land Evaluation score is above 80. 
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Table 4B: Site Assessment Computation 
A. Agricultural Land Uses Points 
 1. Percentage of area in agricultural uses within 1.5 miles of site. (20-10-5-0) 10 
 2. Current land use adjacent to site. (30-20-15-10-0) 20 
 3. Percentage of site in agricultural production in any of the last 5 years. (20-15-10-5-0) 5 
 4. Size of site. (30-15-10-0) 10 
B. Compatibility / Impact on Uses 
 1. Distance from city or village limits. (20-10-0) 0 
 2. Consistency of proposed use with County Land Resource Management Concept Plan and/or 

municipal comprehensive land use plan. (20-10-0) 
20 

 3. Compatibility of agricultural and non-agricultural uses. (15-7-0) 0 
C. Existence of Infrastructure 
 1. Availability of public sewage system. (10-8-6-0) 6 
 2. Availability of public water system. (10-8-6-0) 6 
 3. Transportation systems. (15-7-0) 7 
 4. Distance from fire protection service. (10-8-6-2-0) 6 
 Site Assessment Score: 90 
 
The Site Assessment score for this site is 90. The Land Evaluation value (94) is added to the Site Assessment 
value (90) to obtain a LESA Score of 184. The table below shows the level of protection for the proposed 
project site based on the LESA Score.   
 
Table 5: LESA Score Summary 

LESA SCORE LEVEL OF PROTECTION 
0-200 Low 

201-225 Medium 
226-250 High 
251-300 Very High 

Land Evaluation Value: 94 + Site Assessment Value: 90 = LESA Score: 184 
 
The LESA Score for this site is 184, which indicates a low level of protection for the proposed project 
site. Selecting the project site with the lowest total points will generally protect the best farmland located 
in the most viable areas and maintain and promote the agricultural industry in Kendall County.  
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WETLANDS  
The U.S. Fish & Wildlife Service’s National Wetland Inventory map indicates that mapped wetlands/waters 
are not present on the proposed project site. To determine if a wetland is present, a wetland delineation 
specialist, who is recognized by the U.S. Army Corps of Engineers, should determine the exact boundaries 
and value of the wetlands. 
 

  
Figure 4: Wetland Map 
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FLOODPLAIN  
The Federal Emergency Management Agency’s (FEMA) Flood Insurance Rate Map (FIRM) for Kendall 
County, Community Panel No. 17093C0125G (effective date February 4, 2009) was reviewed to determine 
the presence of floodplain and floodway areas within the project site. According to the map, the parcel is 
located outside of the flood hazard zones.  
 

 
Figure 5: Flood Map 
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TOPOGRAPHY 
The parcel is on minimal topography (slopes 0-10%) and at an elevation of approximately 722’-736’ 
above sea level. The lowest point is at the southeast corner, and the highest point is at the northeast 
corner.  

 
Figure 6: Topographic Map 

 
SEDIMENT AND EROSION CONTROL  
Development on this site should include an erosion and sediment control plan in accordance with local, 
state, and federal regulations. Soil erosion on construction sites is a resource concern because suspended 
sediment from areas undergoing development is a primary nonpoint source of water pollution. Please 
consult the Illinois Urban Manual (https://illinoisurbanmanual.org/) for appropriate best management 
practices. 
 
STORMWATER POLLUTION 
A National Pollutant Discharge Elimination System (NPDES) permit (Permit No. ILR10) from the Illinois 
Environmental Protection Agency (IEPA) is required for stormwater discharges from construction sites 
that will disturb 1 or more acres of land. Conditions of the NPDES ILR10 permit require the development 
and implementation of a Stormwater Pollution Prevention Plan (SWPPP) to reduce stormwater pollutants 
on the construction site before they can cause environmental issues.  
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KCRPC Meeting Minutes 12.13.23 Page 1 of 4 

KENDALL COUNTY 
REGIONAL PLANNING COMMISSION 

Kendall County Office Building 
Rooms 209 and 210 

111 W. Fox Street, Yorkville, Illinois 

Unapproved - Meeting Minutes of December 13, 2023 - 7:00 p.m. 

Chairman Bill Ashton called the meeting to order at 7:05 p.m. 

ROLL CALL  
Members Present:  Bill Ashton, Eric Bernacki, Dave Hamman, Larry Nelson, Ruben Rodriguez, Claire Wilson, 
and Seth Wormley (Arrived at 7:07 p.m.) 
Members Absent: Tom Casey, Karin McCarthy-Lange, and Bob Stewart 
Staff Present:  Matthew H. Asselmeier, Director, and Wanda A. Rolf, Administrative Assistant 
Others Present:  Dan Kramer, Andrew Schwartz, Robert Schwartz, and Carrie Barns 

PETITION 
Petition 23-33 Alan Drake on Behalf of Grainco FS, Inc. (Property Owner) and Andrew and Robert 
Schwartz on Behalf of A.B. Schwartz, LLC (Contract Purchaser)  
Mr. Asselmeier summarized the request. 

A.B. Schwartz, LLC would like a map amendment rezoning approximately nineteen point eight more or less 
(19.8 +/-) acres located on the west side of Route 47 addressed as 8115 Route 47 from A-1 Agricultural District 
and A-1 SU to M-1 Limited Manufacturing District in order to operate a tile business, offices, warehouses, fuel 
storage, and other light industrial uses.   

The application materials and pictures of the property were provided.  

The property is located at 8115 Route 47, Yorkville. 

The property is vacant and improved commercial.   
Two (2) of the parcels are zoned A-1 and three (3) of the parcels are zoned A-1 with special use permits.  

The County’s plan calls for the property to be Transportation Corridor. 

Yorkville’s plan calls for the property to be Agricultural. 

Route 47 is a State maintained arterial road. 

There are no trails planned in this area. 

There are no floodplains or wetlands on the property. 

The adjacent land uses are Improved Commercial, Agricultural, Farmstead, and 
Transportation/Community/Utility (IDOT Yard). 

The adjacent properties are zoned A-1 and B-3 in the County and R-2 and R-3 in Yorkville.   
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The County’s plan calls for the area to be Transportation Corridor, Commercial, and Rural Residential (Max 
0.65 DU/Acre). 
 
Yorkville’s plan calls for the area to be Estate/Conservation Residential, and Agricultural. 
 
Properties within one point five (1.5) miles were zoned A-1, A-1SU, R-1, R-3, and B-3 in the County and R-2, 
R-3, B-1, and B-3 inside Yorkville. 
 
The A-1 special use permits to the south are for a church, an illuminated sign, and a cemetery.  

EcoCAT Report submitted and consultation was terminated.  

The application for NRI was submitted on November 12, 2023.   

Petition information was sent to Kendall Township on November 17, 2023.  At their meeting on November 21, 
2023, the Kendall Township Planning Commission recommended approval of the request.  The Kendall 
Township Board was still reviewing the proposal.     

Petition information was sent to the United City of Yorkville on November 17, 2023.  Yorkville plans to review 
the proposal in January 2024.  

Petition information was sent to the Bristol-Kendall Fire Protection District on November 17, 2023.  No 
comments received.   

ZPAC reviewed the proposal at their meeting on December 5, 2023.  It was noted that the septic system was 
designed for a maximum fifteen (15) people.  The Petitioner’s Attorney indicated that fewer people will be on 
the property compared to the number of people onsite for previous uses.  The Illinois Department of 
Transportation had not been in negotiations with the property owners related to land acquisition for right-of-
way expansion.  With two (2) access points, the property possessed good access onto Route 47.  ZPAC 
recommended approval of the proposal by a vote of seven (7) in favor and zero (0) in opposition with three (3) 
members absent.  The minutes of the meeting were provided.     

The portions of the property identified by parcel identification numbers 05-09-300-007, 05-16-100-004, and 05-
16-100-020 were originally rezoned to M-1 in 1966 by Ordinance 1966-08.  These properties were rezoned 
back to A-1 and granted a special use permit during the County-wide rezoning in 1974.  A special use permit 
was granted at these properties to expand the gas facilities in 1979 by Ordinance 1979-20.  A special use permit 
for an illuminated sign was granted at the property in 1998 by Ordinance 1998-09.  Ordinances 1966-08, 1979-
20, and 1998-09 were provided.   
 
In addition to the various zoning actions previously mentioned, the portion of the property identified by parcel 
identification number 05-16-100-020 was granted variances in 1997 for a reduction of the front yard setback by 
twenty feet (20’) for a canopy and fuel pumps and a ten foot (10’) front yard setback reduction for post 
placement.  The information for this variance was provided.   
 
Those portions of the property identified by parcel identification numbers 05-16-100-003 and 05-09-300-006 
appear to have always been zoned A-1.   
 
Per the site plan, there are seven (7) buildings presently located on the property.  Any new buildings, expansion 
of existing buildings, or remodeling of these buildings would require applicable building permits and the work 
would be required to meet applicable building codes.  The Petitioners indicate that no new buildings are planned 
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at this time.  Any structures or uses that encroach into required setbacks would be considered lawfully non-
conforming.  Any changes to site, such as new buildings or expanded parking areas, would trigger site plan 
review and approval under the Zoning Ordinance.      

The site is serviced by a well and septic.  There is electricity onsite.  There are several LP tanks onsite.   

The property fronts Route 47 and has two (2) access points off of Route 47.  Deceleration lanes exist at both 
entrances on Route 47. 

The site plan shows several gravel and asphalt areas.  No dedicated parking spaces appear onsite.  Any new 
parking lots would have to meet applicable regulations.   
 
Based on the proposed uses, no new odors are foreseen.  The owners of the property would have to follow 
applicable odor control regulations based on potential other future M-1 allowable uses.   
 
The site plan shows one (1) light pole and there are some existing lights on several of the buildings. 
 
The amount of lighting could expand on the property if they install a larger parking lot or if different uses move 
onto the property.   
 
No changes to the landscaping or property screening are proposed. 

If improvements are made to the site in the future, landscaping and screening would be required as part of site 
plan review.   

Any signage would have to meet applicable regulations and secure permits.   

Based on the proposed uses, no new noise issues are foreseen.  The owners of the property would have to follow 
applicable noise control regulations based on potential other future M-1 allowable uses.   
 
The site plan shows two (2) stormwater inlets.   

Since no new buildings or impervious surfaces were proposed, a stormwater permit was not required.  However, 
if additional buildings or impervious surfaces are added to the site in the future, stormwater permits could be 
required at that time.   

The proposed Findings of Fact were as follows:  

Existing uses of property within the general area of the property in question.  The surrounding properties are 
used for agricultural purposes, larger lot single-family residential uses, Illinois Department of Transportation 
storage yard, and vacant commercial space that might seek rezoning to industrial in the future.   

The Zoning classification of property within the general area of the property in question.  The surrounding 
properties are zoned A-1 and B-3 in the unincorporated area and R-2 and R-3 inside the United City of 
Yorkville.   

The suitability of the property in question for the uses permitted under the existing zoning classification. The 
Petitioners propose to use the property for more light industrial type uses that are not allowed in the A-1 
Agricultural Zoning District.   

The trend of development, if any, in the general area of the property in question, including changes, if any, 
which may have taken place since the day the property in question was in its present zoning classification.  
The Zoning Board of Appeals shall not recommend the adoption of a proposed amendment unless it finds that 
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the adoption of such an amendment is in the public interest and is not solely for the interest of the applicant.  
The Zoning Board of Appeals may recommend the adoption of an amendment changing the zoning 
classification of the property in question to any higher classification than that requested by the applicant.  For 
the purpose of this paragraph the R-1 District shall be considered the highest classification and the M-2 
District shall be considered the lowest classification. The trend of development in the area is a mix of 
agricultural, storage and warehousing, and other light industrial type uses.  

Consistency with the p u rp os e  a nd  o b j e c t iv es  of the Land Resource Management Plan and other 
adopted County or municipal plans and policies.  The Future Land Use Map in the Land Resource Management 
Plan classifies this property as Transportation Corridor.  The United City of Yorkville’s Plan calls for the 
property to be Agricultural.  The Petitioners are also pursuing a change to the County’s Future Land Use Map to 
Mixed Use Business.  If this change is approved, then the requested map amendment would be consistent with 
the County’s Land Resource Management Plan.   

If the requested amendment to the Future Land Use Map in the Land Resource Management Plan reclassifying 
this property as Mixed Use Business is approved, Staff recommended approval of the proposed map 
amendment. 

Member Bernacki asked if there were any buildings planned to be built in the near future.  Dan Kramer, 
Attorney for the Petitioner responded that future buildings constructed depended on market interest.  Also, any 
new buildings would need applicable stormwater and building permits.  The existing fuel tanks would remain 
onsite.      

Member Bernacki made a motion, seconded by Member Hamman, to recommend approval of the map 
amendment. 

The votes were as follows: 
Ayes (7):      Ashton, Bernacki, Hammen, Rodriguez, Nelson, Wilson, and Wormley 
Absent (3):  Casey, McCarthy-Lange, and Stewart 
Abstain (0): None 
 
The motion carried.  The proposal will go to the Kendall County Zoning Board of Appeals on December 18, 
2023.   
 
ADJOURNMENT  
Member Nelson made a motion, seconded by Member Wilson, to adjourn.  With a voice vote of seven (7) ayes, 
the motion carried. 
 
The Kendall County Regional Planning Commission meeting adjourned at 8:16 p.m.  
 
Respectfully submitted by, 
Wanda A. Rolf 
Administrative Assistant 
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