
KENDALL COUNTY 
 ZONING AND PLATTING ADVISORY COMMITTEE 

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

AGENDA  
April 2, 2024 - 9:00 a.m. 

CALL TO ORDER 
ROLL CALL: County Board: Seth Wormley, PBZ Committee Chair; County Highway Department: 
Fran Klaas, County Engineer; WBK Engineering, LLC: Greg Chismark, Stormwater Consultant; County 
Health Department: Aaron Rybski, Director Environmental Health; Forest Preserve District: David 
Guritz, Director; SWCD: Alyse Olson, Resource Conservationist; Sheriff’s Office: Commander Jason 
Langston; GIS: Meagan Briganti; PBZ: Brian Holdiman, Code Official; Matt Asselmeier, PBZ Director 

APPROVAL OF AGENDA 
APPROVAL OF MINUTES:  Approval of February 6, 2024, ZPAC Meeting Minutes (Pages 2-13) 
PETITIONS: 
1. Petition 24 – 04 – Larry Nelson on Behalf of the Fox Valley Family YMCA, Inc.

(Pages 14-45)
Request:   Site Plan Approval
PINs:  02-10-300-019 and 02-10-300-020
Location:         1520 Cannonball Trail, Bristol in Bristol Township
Purpose:    Petitioner Wants to Construct a YMCA and Related Infrastructure on the Property;

Property is Zoned B-4

2. Petition 24 – 05 – George S. and Heidi R. Oliver (Pages 46-60)
Request:            Plat of Vacation of a Ten Foot Drainage and Utility Easement at the Common Lot Lines of 

Lots 223 and 224 of Whitetail Ridge Subdivision 
PINs:  06-07-375-002 and 06-07-375-003
Location:         7709 and 7731 Bentgrass Circle, Yorkville in Na-Au-Say Township
Purpose:    Petitioner Wants to Vacate the Easements in Order to Construct a House over the Common

Lot Line; Property is Zoned RPD-2

3. Petition 24 – 06 – Jerry Styrczula on Behalf of A&D Properties, LLC (Pages 61-88)
Request:            Map Amendment Rezoning the Subject Property from B-3 Highway Business District to 

M-1 Limited Manufacturing District
PINs:                  05-09-300-015
Location:          7789 Route 47, Yorkville in Kendall Township 
Purpose:            Petitioner Wants to Rezone the Property in Order to Operate a Trucking Business 
REVIEW OF PETITIONS THAT WENT TO COUNTY BOARD 
1. Petition 23-32 Reclassification of 8115 Route 47 on the Future Land Use Map
2. Petition 23-33 Rezoning of 8115 Route 47
3. Petition 24-01 Major Amendment to Special Use Permit at 949 Bell Road
4. Petition 24-02 Rezoning a Portion of 949 Bell Road
5. Petition 24-03 Reclassifying Certain Properties on Route 47 South of Yorkville on the Future Land

Use Map

OLD BUSINESS/ NEW BUSINESS 
1. None
CORRESPONDENCE
PUBLIC COMMENT
ADJOURNMENT- Next meeting on May 7, 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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ZONING, PLATTING & ADVISORY COMMITTEE (ZPAC) 
February 6, 2024 – Unapproved Meeting Minutes 

 
PBZ Chairman Seth Wormley called the meeting to order at 9:00 a.m. 
 
Present:   
Matt Asselmeier – PBZ Department 
Meagan Briganti – GIS Department 
David Guritz – Forest Preserve (Arrived at 9:08 a.m.) 
Brian Holdiman – PBZ Department  
Fran Klaas – Highway Department 
Commander Jason Langston – Sheriff’s Department 
Alyse Olson – Soil and Water Conservation District 
Aaron Rybski – Health Department 
Seth Wormley – PBZ Committee Chair 
 
Absent:  
Greg Chismark – WBK Engineering, LLC  
 
Audience:  
Mike Cook, Tim O’Brien, Steve Gengler, and Isabelle Bohanek 
 

AGENDA 
Mr. Klaas made a motion, seconded by Mr. Rybski, to approve the agenda as presented.   
 
With a voice vote of eight (8) ayes, the motion carried. 
 

MINUTES 
Mr. Rybski made a motion, seconded by Commander Langston, to approve the January 2, 2024, meeting minutes.  
 
With a voice vote of eight (8) ayes, the motion carried.  
 

PETITIONS 
Petitions 24-01 and 24-02 Deb Chow on Behalf of Jade Restorations, Inc. 
Mr. Asselmeier summarized the request. 
 
On February 18, 2020, the County Board approved Ordinance 2020-01, granting a special use permit for a kennel and 
veterinary at the northeast corner of Ridge Road and Bell Road, now addressed as 949 Bell Road, Minooka.  On February 
21, 2023, the County Board approved Ordinance 2023-05, amending the site plan, landscaping plan, and photometric plan 
for the special use at the subject property. 
 
The site plan attached to Ordinance 2020-01 showed a driveway extending from the northern end of the northeastern 
parking lot to the northern end of the special use permit area of the property.  This driveway was not included in the site 
plan attached to Ordinance 2023-05.  The Petitioner would like to add this twenty-four foot (24’) wide driveway back into the 
site plan. 
 
The Petitioner would like to rezone approximately thirteen point six (13.6) acres of the subject property from A-1 Agricultural 
District and A-1 with a special use permit for a kennel and veterinary to B-3 Highway Business District.  The area proposed 
for rezoning is described as Parcel 2 on the zoning plat.  
 
No specific information was provided, other than compliance with the Land Resource Management Plan, was given 
regarding the reason for the map amendment.  The Petitioner likely will either pursue selling the property or pursue some 
type of commercial endeavor that is allowed in the B-3 District.   
 
The application materials, aerial showing the proposed changes, topographic survey, plat showing the proposed rezoning, 
the proposed site plan, Ordinance 2020-01, and Ordinance 2023-05 were provided.   
 
No changes are proposed to any of the business related conditions imposed by the previously approved ordinances.  No 
changes are proposed to the landscaping or photometrics for the property that will retain the special use permit.  Other than 
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the addition of the proposed driveway addition, no other changes are proposed to site layout for the area that will retain the 
special use permit. 
 
The property is located at 949 Bell Road, Minooka. 
 
The property is approximately twenty (20) acres in total with approximately eight point five (8.5) acres in the original 
special use area and approximately six point three (6.3) acres in the proposed special use area. 
 
The property is currently used as a kennel, veterinary, and agricultural. 
 
The property is zoned A-1 with a special use permit. 
 
The County’s future land use map calls for the property to be Commercial. The Village of Shorewood’s future land use 
map calls for the property to be Community Commercial.  
 
Ridge Road is a County Road classified as an Arterial Road.  Bell Road is a Township Road classified as a Minor 
Collector. 
 
Minooka has a trail planned along Ridge Road.  Shorewood has a trail planned along Bell Road. 
 
There are no floodplains or wetlands on the property. 
 
The kennel is located beyond the required setback to neighboring properties as defined in the Zoning Ordinance. 
 
The adjacent land uses are agricultural, farmstead, and a landscaping business. 
 
The adjacent properties are zoned A-1 and A-1 SU.   
 
The County’s future land use map calls for the area to be Commercial.  The Village of Shorewood’s future land use map 
calls for the area to be a mix of single- and multi-family residential.   
 
Properties within one half (1/2) mile are zoned A-1, A-1 SU, and R-1. 
 
There are approximately twelve (12) homes located within one half (1/2) mile of the subject property.  
 
The special uses to the north and south are landing strips.  The special use to the east is for natural gas compression.  
The special use to the west is for a landscaping business.   
 
EcoCat submitted on December 13, 2022, and consultation was terminated. 

 
A NRI application was submitted as part of the map amendment request.  A NRI was prepared for the original special use 
permit.  The LESA Score was 207 indicating a medium level of protection.  NRI information was provided.  
 
Seward Township was emailed information on January 26, 2024.  The Seward Township Planning Commission met on 
February 5, 2024, and recommended approval of the proposal by a vote of three (3) in favor and zero (0) in opposition, with 
two (2) members absent.   

 
The Minooka Fire Protection District was emailed information on January 26, 2024.   
 
The Village of Shorewood was emailed information on January 26, 2024.  The Village of Shorewood submitted an email 
indicating they would like to annex the property when it becomes contiguous and wanted a restriction preventing uses not 
allowed in their B-3 Zoning District from occurring at the property. 
 
The proposed findings of fact for the special use permit amendment were as follows:   
 
That 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 kennel and veterinary establishment are already in existence.  The 
proposed driveway extension was originally planned in 2020 when the project was originally proposed.  The special use 
portion of the site will retain the previously approved landscaping and photometric plans.    
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That 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 shall make 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.  None of the 
lighting or landscaping installed at the site will be removed as part of this proposal.  No evidence has been provided showing 
the that use of the property as a kennel and veterinary establishment has negatively impacted property values or was 
injurious neighboring land uses.  
 
That adequate utilities, access roads and points of ingress and egress, drainage, and/or other necessary facilities have 
been or are being provided. This is true. Adequate ingress and egress has been provided off of Bell Road and the new 
driveway will help with traffic circulation when the northern portion of the property is commercially developed.  The 
development of the site was in compliance with a County issued stormwater permit which included the proposed driveway 
extension.   
 
That 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.  The Petitioners are not proposing any changes related to the operation of the 
business allowed by the previously approved special use permit.  Other than the driveway addition and rezoning of the land 
to the east, no other changes are proposed to physical layout of the site.     
 
That 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.  True, the proposed use is consistent with an objective found on Page 9-
21 of the Kendall County Land Resource Management Plan which calls for “a strong base of agricultural, commerce and 
industry that provides a broad range of job opportunities, a healthy tax base, and improved quality of services to County 
residents.”  The Land Resource Management Plan calls for the subject property to be commercial.     
  
No specific type of business was listed as a proposed use of the site.   
 
No buildings were proposed for the site.  Any buildings proposed for the site would have to meet applicable building codes 
and site plan approval by ZPAC would be required prior to site development.   
 
Applicable permits would be required for a new well and septic system on the site.   
 
The topographic survey shows two (2) wet detention ponds north of the existing kennel and veterinary.  Depending on the 
nature of development, a stormwater permit might be required when the site is developed.   
 
The property fronts Bell Road and Ridge Road.   
 
Parking requirements will be determined by the specific uses of the site.   
 
Lighting will be determined by specific uses of the site.   
 
Signage will be determined by specific uses of the site and the signage requirements for the B-3 District contained in the 
Zoning Ordinance.   
 
Landscaping will be determined when the site is developed.   
 
Noise control will be determined when the site is developed.   
 
The refuse plan will be determined when the site is developed.   
 
There are two (2) pipeline easements, one (1) eighty feet (80’) in width and one (1) seventy-five feet (75’) in width located 
on the subject property.  Development of the site will have to take these easements into account.   
 
The proposed findings of fact for the map amendment were as follows:   
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Existing uses of property within the general area of the property in question.  A portion of the property is presently used as 
a kennel and veterinary with related parking and landscaping while the majority of the property is presently used as an 
agricultural field.  Surrounding properties are used fields, farmsteads, and a landscaping business.   
 
The Zoning classification of property within the general area of the property in question.  The surrounding properties are 
zoned A-1 or A-1 with various special uses including a landscaping business, landing strips, and natural gas compression.   
 
The suitability of the property in question for the uses permitted under the existing zoning classification. The Petitioner 
did not provide a specific proposed land use.  A variety of uses allowed in the proposed B-3 Highway Business District 
could be placed on the property.    
   
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, farmstead. retail and service 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 Commercial and the four corners of the intersection of Ridge and Bell Roads as Commercial.  The Village of Shorewood’s 
Future Land Use Map calls for the property to be Community Commercial.  The requested map amendment is consistent 
with the Land Resource Management Plan.    
  
Staff recommended approval of the requested map amendment rezoning the area identified as Parcel 2 on the submitted 
zoning plat to B-3 Highway Business District.   
 
Staff recommended approval of the requested amendments to the existing special use permit for a kennel and veterinary 
establishment subject to the following conditions and restrictions:   
 

1. Condition 2.A of Ordinance 2020-01 and Condition 2.A of Ordinance 2023-05 are hereby repealed in their entirety 
and are replaced with the following: 
 
“The site shall be developed substantially in accordance with the attached site plan.  The landscaping plan and 
photometric plan attached to Ordinance 2023-05 shall remain valid except on those portions of the property not 
zoned A-1.” 
 

2. The remaining conditions and restrictions contained in Ordinance 2020-01 and Ordinance 2023-05 shall remain 
valid and effective.   

3. 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.   
 

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

 
5. These major amendments to an existing special use permit shall be treated as covenants running with the land 

and are binding on the successors, heirs, and assigns as to the same special uses conducted on the property. 
 

Mr. Guritz arrived at this time (9:08 a.m.). 

Mike Cook, Engineer for the Petitioner, provided a history of the development of the property.  He explained why the 
driveway was not included in the 2023 amendment.  He discussed the access issued by the Highway Department located 
approximately one quarter (1/4) of a mile north of Bell Road on Ridge Road. He stated that map amendment was occurring 
to get the property’s zoning inline with the County’s plans.    
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Mr. Klaas explained the access variance on Ridge Road.  He asked if the Petitioner would oppose placing the access 
immediately north of the Petitioner’s property.  Mr. Cook said that two (2) owners were involved in the area; he would like 
to get planning approved.  Mr. Cook was agreeable to working with the Highway Department on access from Ridge Road. 

Mr. Klaas asked if the driveway from the kennel/veterinary property would provide access to the northern portion of the 
property.  Mr. Cook responded yes.  There would not be additional access from Bell Road.   

Mr. Asselmeier stated WBK Engineering submitted a letter dated January 30, 2024, stating that they had no objections to 
the proposal.  This email was provided.  The proposed driveway was accounted for in the original special use permit in 
2020.   
 
Chairman Wormley asked if the Petitioner was concerned about the proposed annexation agreement.  Mr. Cook said that 
the Petitioner needed to review a specific proposal.  The Petitioner would like to remain in the unincorporated area because 
Shorewood did not have any services near the subject property.   
 
Mr. Holdiman made a motion, seconded by Mr. Klaas, to recommend approval of the proposed special use permit 
amendment with the conditions proposed by Staff and the proposed map amendment.    
 
The votes were follows: 
Ayes (9): Asselmeier, Briganti, Guritz, Holdiman, Klaas, Langston, Olson, Rybski, and Wormley 
Nays (0): None 
Abstain (0): None 
Absent (1): Chismark 
 
The motion passed.   
 
The proposal goes to the Kendall County Regional Planning Commission on February 28, 2024.   
 
Petition 24-03 Kendall County Regional Planning Commission 
Mr. Asselmeier summarized the request. 
 
Due to market conditions, the Kendall County Comprehensive Land Plan and Ordinance Committee is considering 
proposing changes to the Future Land Use Map for properties located south of Yorkville on both sides of Route 47 in Kendall 
Township. 

 
In particular, the Committee was exploring the idea of changing the classification of the following properties between 7775 
A/B and 8175 Route 47 from Transportation Corridor to Mixed Use Business: 

 
05-09-300-015, 05-09-376-002, 05-09-400-006, 05-09-400-010, 05-09-400-011, 05-16-100-006, 05-16-200-008, 
05-16-200-013, and 05-16-200-014 
 

The properties connected with 8115 Route 47 were not included in the proposal because the owner and contract purchaser 
of the property were already going through the reclassification process. 

 
An aerial showing the subject properties was provided.  The subject properties were colored gray in the aerial. 

 
In addition to changing the Future Land Use Map, a table in the Land Resource Management Plan would be updated to 
reflect the reclassifications. 

 
At their meeting on January 24, 2024, the Comprehensive Land Plan and Ordinance Committee voted to forward the 
proposal to the Kendall County Regional Planning Commission.   

 
At their meeting on January 24, 2024, the Kendall County Regional Planning Commission voted to initiate the amendment 
to the Future Land Use Map and text of the Land Resource Management Plan. 
 
Notice of hearing was sent to property owners on January 29, 2024. 

 
Petition information was sent to Kendall Township and the United City of Yorkville on January 26, 2024. 

 
Yorkville’s Future Land Use Map was provided. 
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Mr. Klaas asked about the definition of Transportation Corridor.  Mr. Asselmeier said that Transportation Corridor was for 
retail related zoning districts.  Mixed Use Business allows for manufacturing related zoning districts.   
 
Chairman Wormley explained that the County has been slow in updating the Land Resource Management Plan due to the 
timing of municipalities updating their plans and the costs and time to update the Land Resource Management Plan.  He 
would like to address certain areas at one (1) time.   
 
Mr. Asselmeier noted that the table in the Land Resource Management Plan listing the percentage of the various land uses 
in Kendall Township would be updated and the list of revisions to the Plan would get updated to reflect this proposal.     
 
Mr. Rybski made a motion, seconded by Mr. Klaas, to recommend approval of the proposed changes to the Land Resource 
Management Plan.    
 
The votes were follows: 
Ayes (9): Asselmeier, Briganti, Guritz, Holdiman, Klaas, Langston, Olson, Rybski, and Wormley 
Nays (0): None 
Abstain (0): None 
Absent (1): Chismark 
 
The motion passed.   
 
The proposal goes to the Kendall County Regional Planning Commission on February 28, 2024.   
 

REVIEW OF PETITIONS THAT WENT TO COUNTY BOARD 
Mr. Asselmeier reported that Petition 23-31 was approved by the County Board. 
 

OLD BUSINESS/NEW BUSINESS 
Follow-Up from the February 3, 2024, Kendall County Regional Planning Commission Annual Meeting 
Mr. Asselmeier provided a report from the Annual Meeting. 
 
Highlights from 2023: 
Thirty-five (35) Petitions filed in 2023; Twenty-Seven (27) Petitions filed in 2022; Fifty-One (51) Petitions Filed in 2021; 
Thirty-Two (32) Petitions Filed in 2020; Forty-Six (46) Petitions Filed in 2019; Thirty-Three (33) Petitions Filed in 2018; 
Thirty-Three (33) Petitions Filed in 2017 
Thirty-One (31) New Housing Starts in 2023; Thirty-Six (36) New Housing Starts in 2022; Thirty-Two (32) New Housing 
Starts in 2021; Thirty-Four (34) New Housing Starts in 2020; Twenty (20) New Housing Starts in 2019 
Three Hundred Fifty-Seven (357) Total Permits in 2023; Three Hundred Eighty-Two (382) Total Permits in 2022; Three 
Fifty-Four (354) Total Permits in 2021; Three Hundred Twenty-Six (326) Total Permits in 2020; Two Hundred Fifty-Seven 
(257) Total Permits in 2019 
Total Deposits (Building Fees, Zoning Fees, Land Cash Fees, and Off-Site Roadway) for the FY2023 was Two Hundred 
Eleven Thousand, Three Dollars and Fifty Cents ($211,003.50); Down from Two Hundred Sixty-Four Thousand, Four 
Hundred Eighty-Seven Dollars ($264,487) in FY2022 and from Two Hundred Ninety-Three Thousand, Nine Hundred Forty-
One Dollars ($293,941) in FY2021 
Five (5) Violations Found Guilty by the Court (Two (2) Stormwater, One (1) Inoperable Vehicle, One (1) Commercial Vehicle 
Parked in Residential Zone, and 1 Unsafe Structure)-Largest Fine Two Thousand, Four Hundred Dollars ($2,400) and 
Smallest Fine Five Hundred Dollars ($500) 
Senior Planner Promoted to Director 
Code Official Celebrated Twenty-Five (25) Years of Service with the County 
Hired Part-Time Code Enforcement Officer Vernon Fatima 
Code Official Assisted in Hiring Vernon Fatima 
Hired Second Part-Time Administrative Assistant Wanda Rolf  
Economic Development Reorganized into Planning, Building and Zoning Department and Economic Development 
Coordinator Todd Volker Hired 
Held a Planning and Zoning 101 Training for the Regional Planning Commission and Zoning Board of Appeals 
Held Anti-Harassment Training for the Regional Planning Commission, Zoning Board of Appeals, and Historic Preservation 
Commission 
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County Board Approved Eight (8) Text Amendments to the Zoning Ordinance and Subdivision Control Ordinance as Part 
of the Codification Project 
Updated the Zoning Ordinance to Comply with the State’s Commercial Wind and Solar Regulations 
Updated the Zoning Regulations Regarding Residential Chickens 
Updated the Zoning Regulations Regarding Kennels 
County Board Approved Three (3) Agricultural Conservation Areas 
Department Replaced the 2008 Ford Truck with a 2020 GMC Terrain  
Code Official Assisted with Obtaining the New Vehicle 
Evaluated a Proposal with Teska Associates, Inc. to Update the County’s Land Resource Management Plan; Proposal Not 
Included in Budget for FY23-24 
Formalized a Contract with Teska Associates, Inc. for Planning Services  
Entered into a Contract with Oswego Township to Utilize the TransUnion TLOxp Program for Code Enforcement 
Code Official Assisted the Intergovernmental Agreement Related with the TransUnion TLOxp Program 
Worked with GIS to Map Available Residential Lots, Allocations, and Stormwater Permits 
Code Official Worked with GIS on Testing a Tracking System  
Reviewed with WBK Engineering the County’s Existing Stormwater Management Ordinance Against the New State Model 
Floodplain Ordinance 
Continued Doing Annual NPDES Surveys to the Townships 
Noxious Weed Related Documents and Notices Drafted and Approved by the County Board 
Kendall County Historic Preservation Commission Held Special Meetings at the Oswego Brewing Company, Oswego 
Masonic Lodge, Harris Forest Preserve, Plano Railroad Station, Pickerill-Pigot Forest Preserve, and Helmar Lutheran 
Church 
Worked with Wiss, Janney, Elstner Associates, Inc. on Historic Structure Survey in Unincorporated Kendall and Bristol 
Townships Funded by a Certified Local Government Grant 
County Board Approved Forty-Four Thousand Dollars ($44,000) for FY23-24 to Conduct an Historic Structure Survey in 
Unincorporated Na-Au-Say and Seward Townships, Pending Certified Local Government Grant Funding 
Continued Historic Preservation Commission Awards 
County Board Approved Property Tax Abatement with TMF Plastics 
Planning Director Re-Elected President of Illinois Association of County Zoning Officials 
Planning Director Represented Department on the County’s Hazard Mitigation Plan Update 
Code Official Provided Educational Booth at Kendall County Fair 

Items for 2024: 
Continue to Assist with the Codification Process 
Adopt an Updated Contract with WBK Engineering; Last Contract Occurred in 2009 
Continue to Implement the Citation Policies for the Various Ordinances 
Continue to Explore Opportunities to Start the Process of Updating the Land Resource Management Plan in its Entirety  
Work with the Administration Department on Obtaining an Intern for the Department 
Review the Calculations in the Kendall County Land Cash Ordinance 
Gather and Organize Economic Data for the County 
Determine Economic Development Priorities  
Continue to Meet with Townships Regarding Their Role in the Development Approval Process 
Work with WBK Engineering to Review the County’s Stormwater Regulations and Recommend Appropriate Changes Based 
on Changes in Federal and State Stormwater Regulations (i.e. State Model Floodplain Ordinance) 
Continue to Monitor Changes to Zoning Related Regulations at the State Level 
Continue to Work with GIS to Ensure Correct Zoning Information for Each Parcel 
Continue to Work with GIS to Connect Parcels to the Applicable Special Use and Map Amendment Ordinances 
Continue to Work to Ensure Special Use Permits that Require Renewals and Reviews Are Examined in a Timely Manner 
Ensure that Noxious Weed and NPDES Permit Documents Are Submitted to the State in a Timely Manner 
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Start the Historic Structure Survey in Unincorporated Na-Au-Say and Seward Townships, Pending Certified Local 
Government Grant Funding 
Continue to Increase the Visibility and Activities of the Historic Preservation Commission Through Collaboration with Other 
Historic Preservation Organizations and Events 
Work with Kendall County EMA to Pursue Disaster Related Grants and Other Funding 
Continue Working with the Northwest Water Planning Alliance  
Participate with Implementation of CMAP’s ‘On To 2050 Plan’ for the Chicago Region   
Continue Reviewing and Addressing Potential Changes to the Zoning Ordinance and Departmental Operations for 
Increased Efficiency 

 
Zoning Petitions Initiations 

New Special Use Permits – Two (2) (2022: Eight (8); One (1) Denied, One (1) Withdrawn, One (1) Annexed, and One (1) 
in Millbrook) 
 
Major Special Use Amendments – Zero (0) (2022: Three (3)) 
 
Minor Special Use Amendments – Four (4) (2022: Zero (0)) 
 
Special Use Permit Revocations – One (1) (2022: Four (4)) 
 
Special Use Renewal – Two (2) (2022:  Zero (0))  
  
Variances Not Part of Special Use Permit – One (1); (2022: Two (2)) 
 
Administrative Variances – Two (2) (2022: Two (2))  
 
Stormwater Ordinance Variances – Zero (0) (2022: (0)) 
 
Conditional Use Permits – One (1) (2022: One (1)) 
 
Temporary Use Permit – Zero (0) (2022:  Zero (0)) 
 
Site Plan Review – Two (2) (2022: One (1)) 
 
Plat of Vacation – Three (3) (2022: One (1)) 
 
Preliminary and Final Plats – Zero (0) (2022:  Zero (0)) 
 
Amendments Initiations 

Text Amendments (Including Changes to the Subdivision Control Ordinance) – Eleven (11) (2022:  Three (3); One (1) On 
Hold) 
 
Land Use Plan Amendments – One (1) (2022:  One (1)) 
 
Map Amendments – One (1) (2022:  One (1)) 
 
Stormwater Ordinance Related Amendments – Zero (0) (2022:  Zero (0)) 
 
Historic Preservation 

Landmarks – Zero (0) (2022: Zero (0)) 

Text Amendment to Ordinance – Zero (0) (2022: (0)) 

Other – Zero (0) (2022: (0)) 

OTHER 
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 – Four (4); Three (3) Agricultural Areas and One (1) Building Code Amendment (2022:  0) 

TOTAL PETITIONS – Thirty-Five (35) (2022: (27)) 

Meetings 
ZPAC – Eight (8) (2022: Ten (10))  
RPC – Eight (8) Including Annual Meeting (2022: Ten (10))  
ZBA – Eight (8) (2022: Ten (10))  
HPC – Eleven (11) (2022: Nine (9))  
Stormwater Management Oversight Committee – One (1) (2022: One (1)) 
Comprehensive Land Plan and Ordinance Committee – Zero (0) (2022: (5)) 
PBZ – Twelve (12) (2022: Fourteen (14)) 
 
Of the thirty-eight (38) ordinances approved by the County Board in 2023, twenty-one (21) were Planning, Building and 
Zoning related.  Of the thirty-two (32) ordinances approved by the County Board in 2022, eighteen (18) were Planning, 
Building and Zoning related.  Of the thirty-five (35) ordinances approved by the County Board in 2021, nineteen (19) were 
Planning, Building and Zoning related.  Of the twenty-six (26) ordinances approved by the County Board in 2020, thirteen 
(13) were Planning, Building and Zoning related.  Of the thirty-nine (39) ordinances approved by the County Board in 2019, 
twenty-two (22) were Planning, Building and Zoning related. 
 
The Department investigated one (1) noxious weed violation in 2023 compared to zero (0) noxious weed violation 
investigation in 2022, 2021, 2020, and 2019.   
 
Construction Activity 
Single-Family Dwelling Units – Thirty-One (31) (Thirty-Six (36) approved in 2022) 
 
New Homes by Township 2023 (2022) 
Kendall Township – 9 (10)   Bristol Township – 2 (1)  Na-Au-Say Township – 5 (9)  
Fox Township – 7 (3)   Little Rock Township – 1 (4) Oswego Township – 2 (4) 
Lisbon Township – 0 (0)   Seward Township – 3 (4) Big Grove – 2 (1) 
 
New Homes by Select Subdivisions (Approximate Number of Vacant/Total Lots) 
Whitetail Ridge –  5 (133/241)   Brighton Oaks –  1 (10/20) Rosehill –  1 (12/57)  
Riverview Heights –  1 (2/72)  Schaefer Woods South –  1 (3/37)  
Estates of Millbrook – 3 (72/175)   Tanglewood Trails – 2 (24/39)  Other (Not in Subdivision):  17 
 
Total Available Single-Family Lots in Subdivisions – Nine Hundred Fifty-Eight (958)  

Estimated A-1 Available Single-Family Housing Allocations – Three Hundred Seventy-One (371) 
 
Average New Single Family Home Permits Since 2000 – Forty-Nine (49) 
  
Average New Single Family Home Permits Since 2010 – Twenty-Three (23) 
 
Average New Single Family Home Permits Since 2020 – Thirty-Three (33)  
 
Available Lots in RPD Subdivisions (Total Platted Lots) 
Deere Crossing – 15 (18)  Whitetail Ridge – 133 (241)  Brighton Oaks – 10 (20) 
Equestrian Estates – 9 (17)  Grove Estates – 39 (49)   Henneberry Woods – 40 (107) 
Rosehill – 12 (57)   Schaefer Glen – 6 (6)   Tanglewood Trails – 24 (39) 
Highpoint Meadows – 24 (24)  Matlock – 10 (10)    Ravine Woods – 10 (18) 
Total Platted RPD Lots – 606      Total Available RPD Lots – 332      Total Developed RPD Lots - 274 
 
Fiscal Year 2023 Detailed Inspection Report 
Site Visit   One Hundred Seventy-Five (175) (2022: Two Hundred Ten (210)) 
Footing    Sixty-Seven (67) (2022: Ninety-One (91)) 
Backfill    Sixteen (16) (2022: Twenty-Four (24)) 
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Wall    Eighteen (18) (2022: Thirty (30)) 
Slab    Forty-One (41) (2022: Fifty-Two (52)) 
Electric Service   Twenty-One (21) (2022: Nineteen (19)) 
Frame/Wire   Eighty-One (81) (2022: One Hundred One (101)) 
Insulation   Thirty (30) (2022: Thirty-Two (32)) 
Final     Two Hundred Seventeen (217) (2022: Two Hundred Ten (210)) 
Red Tag   Zero (0) (2022: Zero (0)) 
Hearing Signs    Four (4) (2022: Twenty-Nine (29)) 
Meetings in Field  Eighty-Seven (87) (2022: One Hundred Twenty-One (121)) 
Violation Investigations  Three Hundred Five (305) (2022: Three Hundred Sixty-Eight (368)) 
NPDES    Zero (0) (2022: Zero (0)) 
Yorkville Back for County        Thirty-Eight (38) (2022: Sixty-Five (65)) 
Zoning Issues                          Seventeen (17) (2022: Thirty-Three (33)) 
 
Total Field Visits and Investigations: One Thousand One Hundred Seventeen (1117) (2022: One Thousand Three 
Hundred Ninety (1390)) 
Total Permit Reviewed and Issued: Three Hundred Fifty-Eight (358); Four (4) Void (2022: Three Hundred Sixty-Seven 
(367); Fifteen (15) Void) 
Contracted Plumbing Inspections: Ninety-Six (96) (2022: Ninety-Two (92)) 
Inspections for Yorkville per IGA: Zero (0) (2022: Ten (10)) 
 
2024 Goals of Code Official 

1. Implement Violation Tracking System created by GIS. 
2. Test Permit Tracking System created by GIS. 
3. Provide Public Educational Event 
4. Renew ICC Certification Expiring April 2024 

 
CORRESPONDENCE 

None 
 

PUBLIC COMMENT 
None 
 

ADJOURNMENT 
Mr. Rybski made a motion, seconded by Mr. Klaas, to adjourn.   
 
With a voice vote of nine (9) ayes, the motion carried. 
 
The ZPAC, at 9:28 a.m., adjourned.  
 
Respectfully Submitted, 
Matthew H. Asselmeier, AICP, CFM 
Director 
 
Enc. 
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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 24-04 

Larry Nelson on Behalf of the Fox Valley Family YMCA, Inc. 
Site Plan Approval 

 
 

BACKGROUND AND INTRODUCTION 
The Petitioner would like to construct one (1) fifty-nine thousand, two hundred thirty-three (59,233) square foot 
YMCA building on the subject property as part of Phase I of the project with related parking.  Phase II consists 
of an eighty-nine thousand nine hundred thirty-six (89,936) square foot swimming pool and daycare addition 
with related parking.      

Section 13:10 of the Zoning Ordinance requires site plan review for structures on properties zoned B-4. 

The property was de-annexed from Yorkville and zoned B-4 by court order in 2020.   

The application materials are included as Attachment 1.  The site plan is included as Attachment 2.  A picture 
of the proposed structure is included as Attachment 3.   

SITE INFORMATION 
PETITIONER: 

 
Larry Nelson on Behalf of Fox Valley Family YMCA, Inc. 
 

ADDRESS: 
 

1520 Cannonball Trail, Bristol 

LOCATION: Southeast Corner of Galena Road and Cannonball Trail 

 

 
 
 

         TOWNSHIP: 
 

 
 
Bristol 

PARCEL #s: 
 

02-10-300-019 and 02-10-300-020 
 

LOT SIZE: 
 
 

25.8 +/- Acres  
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EXISTING LAND 
USE: 

 

Agricultural 

ZONING: 
 

B-4 Commercial Recreation District 
 

LRMP: 
 

Future 
Land Use 

Urbanized Community (County) 
Estate/Conservation Residential (Yorkville) 

Roads Cannonball Trail is a County maintained Major Collector.   
 

Trails Yorkville has a trail planned along Cannonball Trail. 

Floodplain/ 
Wetlands 

There is no floodplain on the property.  There is a wetland on the 
property and the Petitioner submitted a wetland delineation report 
and jurisdictional determination request with their stormwater permit 
application. 

  
 

REQUESTED 
ACTION: Site Plan Approval 

 

APPLICABLE 
REGULATIONS: 

Section 13:10 – Site Plan Approval 
  

  
SURROUNDING LAND USE 

Location Adjacent Land Use Adjacent 
Zoning 

Land Resource 
Management Plan 

Zoning within ½ 
Mile 

North Agricultural/Farmstead A-1 (County) 
B-1 

(Montgomery) 

Neighborhood 
Commercial 

(Montgomery)  
 

N/A 
 

South Public/Institutional 
(Church) 

 

R-2, R-3, and  
B-3 (Yorkville) 

Estate/Conservation 
Residential (Yorkville) 

N/A 

East Agricultural A-1 (County) Rural Residential 
(County) 

Estate/Conservation 
Residential (Yorkville) 

 

N/A 

West Agricultural and Single-
Family Residential 

R-2 D and R-2 
Single-Family 

Traditional 
(Yorkville) 

Estate/Conservation 
Residential (Yorkville)  

 

N/A 

 
ACTION SUMMARY 

BRISTOL TOWNSHIP     
Petition information was sent to Bristol Township on March 20, 2024.   
 
UNITED CITY OF YORKVILLE     
Petition information was sent to the United City of Yorkville on March 20, 2024.   

 
BRISTOL-KENDALL FIRE PROTECTION DISTRICT 
Petition information was sent to the Bristol-Kendall Protection District on March 20, 2024.   

 
DESIGN STANDARDS 
Pursuant to Section 13:10.D of the Kendall County Zoning Ordinance, the following shall be taken into account 
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when reviewing Site Plans (Staff comments in bold):   
 
Responsive to Site Conditions-Site plans should be based on an analysis of the site. Such site analysis shall 
examine characteristics such as site context; geology and soils; topography; climate and ecology; existing 
vegetation, structures and road network; visual features; and current use of the site. In addition to the standards 
listed below, petitioners must also follow the regulations outlined in this Zoning Ordinance. To the fullest extent 
possible, improvements shall be located to preserve the natural features of the site, to avoid areas of 
environmental sensitivity, and to minimize negative effects and alteration of natural features. Fragile areas such 
as wetlands and flood plains should be preserved as open space. Slopes in excess of 20 percent as measured 
over a 10-foot interval also should remain as open space, unless appropriate engineering measures concerning 
slope stability, erosion and safety are taken. There is wetland on the property located.  A portion of the 
Phase II building and parking area are proposed inside the wetland.  The Petitioner has submitted a 
wetland delineation study and jurisdictional determination information as part of their stormwater 
permit.  Depending on the results of the jurisdictional determination, the site might need to be adjusted 
to reflect the wetland.  The Petitioner proposes a detention pond south of the wetland.  WBK 
Engineering’s comments dated February 22, 2024, are included as Attachment 4.   
 
Traffic and Parking Layout-Site plans should minimize dangerous traffic movements and congestion, while 
achieving efficient traffic flow. An appropriate number of parking spaces shall be provided while maintaining 
County design standards. The number of curb cuts should be minimized and normally be located as far as 
possible from intersections. Connections shall be provided between parking areas to allow vehicles to travel 
among adjacent commercial or office uses. Cross-access easements or other recordable mechanisms must be 
employed.  The site plan shows one (1) access point from Cannonball Trail.  The site plan shows one 
hundred fifty-five (155) parking spaces, including eight (8) handicapped accessible spaces in the first 
phase.  An additional one hundred twenty-eight (128) parking spaces are proposed in the second phase.  
Section 11:04 of the Kendall County Zoning Ordinance states that the Regional Planning Commission 
recommends and the County Board approves the number of parking spaces for community centers.  
The site plan could change depending on the recommendation of the Regional Planning Commission.  
The Petitioner is proposing some of the parking spaces not be blacktopped, but use a CA-6 type of 
material.   
 
Conflicts between pedestrians and vehicular movements should be minimized. When truck traffic will be present 
upon the site, the road size and configuration shall be adequate to provide for off-street parking and loading 
facilities for large vehicles. Barrier curb should be employed for all perimeters of and islands in paved parking 
lots, as well as for all service drives, loading dock areas, and the equivalent. Parking lots in industrial or 
commercial areas shall be paved with hot-mix asphalt or concrete surfacing. No conflicts are foreseen.  No 
islands or load dock areas are proposed.    
 
Site Layout-Improvements shall be laid out to avoid adversely affecting ground water and aquifer recharge; 
minimize cut and fill; avoid unnecessary impervious cover; prevent flooding and pollution; provide adequate 
access to lots and sites; and mitigate adverse effects of shadow, noise, odor, traffic, drainage and utilities on 
neighboring properties.  The proposal should not impact, shadow, noise, odor, traffic, or utilities on 
neighboring properties.  Drainage concerns can be addressed in the stormwater management permit.  
The proposed septic field is located south of the access drive and southern most future parking area.   
 
Consistent with the Land Resource Management Plan-The proposed use and the design of the site should be 
consistent with the Land Resource Management Plan.  This is true.    
 
Building Materials-The proposed site plan design shall provide a desirable environment for its occupants and 
visitors as well as its neighbors through aesthetic use of materials, textures and colors that will remain appealing 
and will retain a reasonably adequate level of maintenance. Buildings shall be in scale with the ultimate 
development planned for the area. Monotony of design shall be avoided. Variations in detail, form, and setting 
shall be used to provide visual interest. Variation shall be balanced by coherence of design elements. While a 
rendering of the building was provided, no information was provided regarding specific building 
materials.    
 
Relationship to Surrounding Development-A site shall be developed in harmony with neighboring street pattern, 
setbacks and other design elements.  This is not an issue.  
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Open Space and Pedestrian Circulation-Improvements shall be designed to facilitate convenient and safe 
pedestrian and bicycle movement within and to the property.  This is not an issue.   
 
Buffering-Measures shall be taken to protect adjacent properties from any undue disturbance caused by 
excessive noise, smoke, vapors, fumes, dusts, odors, glare or stormwater runoff. Incompatible, unsightly 
activities are to be screened and buffered from public view.  The Petitioner indicated that buffering (i.e. 
fencing) type and location had not been finalized.  Section 11:02.F.8 of the Zoning Ordinance discussing 
the planting of hedges, installation of berms, and the planting of natural vegetation.  This Section also 
gives the Regional Planning Commission the ability to reduce buffering requirements.  The Petitioner 
would like to ask the Regional Planning Commission for a reduction in the buffering requirement.   
 
Emergency Vehicle Access-Every structure shall have sufficient access for emergency vehicles.  Staff would 
like comments from the Fire Protection District and Sheriff’s Department on this matter. 
  
Mechanical Equipment Screening-All heating, ventilation and air conditioning equipment shall be screened on 
sides where they abut residential districts.  No information was provided regarding the location of heating, 
ventilation, or air conditioning equipment or the placement of mechanical screening. 
 
Lighting-The height and shielding of lighting fixtures shall provide proper lighting without hazard to motorists on 
adjacent roadways or nuisance to adjacent residents by extending onto adjacent property. Cut-off lighting 
should be used in most locations, with fixtures designed so that the bulb/light source is not visible from general 
side view. The Petitioner did not provide any information about lighting.  Section 11:02.F.12 of the Zoning 
Ordinance requires all parking lots with greater than thirty (30) parking spaces to be lit and supply a 
photometric plan.  The Petitioner is not proposing freestanding signage.  Their would be an illuminated 
sign on the building. 
 
Refuse Disposal and Recycling Storage Areas-All refuse disposal and recycling storage areas should be 
located in areas designed to provide adequate accessibility for service vehicles. Locations should be in areas 
where minimal exposure to public streets or residential districts will exist. Screening shall be required in areas 
which are adjacent to residential districts or are within public view. Such enclosures should not be located in 
landscape buffers. Refuse containers and compactor systems shall be placed on smooth surfaces of non-
absorbent material such as concrete or machine-laid asphalt. A concrete pad shall be used for storing grease 
containers. Refuse disposal and recycling storage areas serving food establishments shall be located as far as 
possible from the building’s doors and windows. The use of chain link fences with slats is prohibited.  No 
information was provided regarding the location of the refuse area or the type of buffering that will be 
used for the refuse area.   
 
RECOMMENDATION  
Staff would like to receive comments from ZPAC about the proposal and comments from the Regional Planning 
Commission regarding buffering and parking before issuing a recommendation.   
 
ATTACHMENTS  
1. Application Materials 
2. Site Plan 
3. Rendering 
4. February 22, 2024, WBK Engineering Comment Letter. 
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PROFESSIONAL ENGINEER'S CERTIFICATION
STATE OF ILLINOIS, COUNTY OF KENDALL

I JOHN J. TEBRUGGE, A LICENSED PROFESSIONAL ENGINEER OF ILLINOIS, HEREBY CERTIFY THAT THESE PLANS HAVE BEEN
PREPARED UNDER MY PERSONAL DIRECTION BASED ON AVAILABLE DOCUMENTS AND FIELD MEASUREMENTS FOR THE
EXCLUSIVE USE OF THE CLIENT NOTED HEREON.

GIVEN UNDER MY HAND & SEAL THIS 24TH DAY OF JANUARY, 2024.

 ILLINOIS REGISTERED PROFESSIONAL ENGINEER
           NO.    EXPIRES NOV. 30, 2025

COPYRIGHT © 2024 BY TEBRUGGE ENGINEERING

ALL RIGHTS RESERVED. NO PART OF THESE CIVIL ENGINEERING PLANS 
MAY BE REPRODUCED, DISTRIBUTED, OR TRANSMITTED IN ANY FORM 
OR BY ANY MEANS, INCLUDING PHOTOCOPYING, RECORDING, OR OTHER 
ELECTRONIC OR MECHANICAL METHODS, WITHOUT THE PRIOR WRITTEN 
PERMISSION OF TEBRUGGE ENGINEERING.

REGISTERED

PROFESSIONAL

ENGINEER

OF

IL L INO IS

JO

HN  J .  T EBRUGG
E

NO. DATE NOTES

R
EV

IS
IO

N
S

1520 N CANNONBALL TRAIL
BRISTOL, IL 60512
KENDALL COUNTY

P.I.N. 02-10-300-019 &
02-10-300-020
JANUARY, 2024

UTILITY STATEMENT

YMCA EAST SITE PLAN
SECTION 10, TOWNSHIP 37 NORTH , RANGE 7 EAST

TEBRUGGE ENGINEERING
410 E CHURCH ST - SUITE A
SANDWICH, ILLINOIS 60548

(815) 786-0195

INFO@TEBRUGGEENGINEERING.COM
WWW.TEBRUGGEENGINEERING.COM

BENCHMARKS:

PLANS PREPARED FOR:

CIVIL ENGINEER:

Know what's below.
before you dig.Call

R

Contractor and or sub-contractors shall verify locations of all underground
utilities prior to digging. Contact J.U.L.I.E. (Joint Utility Locating for
Excavators) at 1-800-892-0123 or dial 811.

SOURCE BENCHMARK:
UNITED CITY OF YORKVILLE SURVEY CONTROL MONUMENT 1 - BERNTSEN MONUMENT
CONSISTING OF A 3/4" DIAMETER ALUMINUM ROD WITH A 2-1/2" DOMED ALUMINUM CAP
STAMPED "UNITED CITY OF YORKVILLE" AND ENCASED IN A PVC PIPE WITH AN ACCESS COVER
STAMPED "UNITED CITY OF YORKVILLE", LOCATED NEAR THE FIRE STATION IN THE
NORTHEAST CORNER OF THE INTERSECTION OF GALENA ROAD AND ROSENWINKEL STREET,
21.7 FT EAST OF A CORNER OF A CURB, 16.0 FT EAST OF A LIGHT POLE, AND 72.0 FT SOUTHWEST
OF A CORNER OF A CURB.
ELEVATION: 661.32 (NAVD 88)

SITE BENCHMARK 1:
NORTHWESTERLY ARROW TOP FLANGE BOLT ON FIRE HYDRANT NEAR THE NORTHEASTERLY
CORNER OF THE SUBJECT SITE, APPROXIMATELY 900 FT EAST OF THE INTERSECTION OF
GALENA ROAD AND CANNONBALL TRAIL, 49.0 FT SOUTH OF THE EDGE OF PAVEMENT OF
GALENA ROAD, AND 11 FT NORTHWEST OF A WATER VALVE VAULT.
ELEVATION: 652.38 (NAVD 88)

SITE BENCHMARK 2:
NORTHEASTERLY ARROW TOP FLANGE BOLT ON FIRE HYDRANT IN THE SOUTHWESTERLY
CORNER OF THE INTERSECTION OF GALENA ROAD AND CANNONBALL TRAIL, NEAR THE
NORTHWESTERLY CORNER OF THE SUBJECT SITE, APPROXIMATELY 60.0 FT WEST OF THE EDGE
OF PAVEMENT OF CANNONBALL TRAIL AND 17.5 FT NORTHWEST OF A WATER VALVE VAULT.
ELEVATION: 655.32 (NAVD 88)

ENGINEERING PLANS
FOR

PROJECT
LOCATION

FOX VALLEY FAMILY YMCA, INC.
3875 ELDAMAIN RD

PLANO, IL 60545
PHONE: (630) 552-4100

EMAIL: SWAYNE@FOXVALLEYYMCA.ORG

TOPOGRAPHY STATEMENT

LOCATION MAP
N.T.S.

REEN, INC.HRG
TOPOGRAPHY SURVEY COMPLETED BY:

2363 SEQUOIA DRIVE - SUITE 101; AURORA, IL 60506PHONE:
630-553-7560  EMAIL: DSCHULTZ@HRGREEN.COM
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STORM WATER POLLUTION PREVENTION PLAN 4

·

CONCRETE WASH-OUT NOTE:
CONCRETE WASHOUT SHOULD BE CONTAINED AT ALL TIMES. WASHOUT
MATERIAL SHOULD NOT BE ALLOWED TO ENTER WATER BODIES, STORM
SEWERS OR LEACH INTO THE SOIL UNDER ANY CIRCUMSTANCES. ANY
WASTE SHOULD BE DISPOSED OF PROPERLY AND THE LOCATION OF THE
WASHOUT SHOULD BE DESIGNATED WITH PROPER SIGNAGE. FAILURE TO
COMPLY COULD RESULT IN AN INCIDENCE OF NONCOMPLIANCE (ION).
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WBK Engineering, LLC 
Part of Bodwé Professional Services

St. Charles Office 
116 W. Main Street, Suite 201 

St. Charles, IL 60174 

Battle Creek Office 
68 E. Michigan Avenue 
Battle Creek, MI 49017 

February 22, 2024 

Mr. Matt Asselmeier 
Kendall County Planning, Building, & Zoning 
111 West Fox Street 
Yorkville, IL 60560-1498 

Subject: Fox Valley Family YMCA (Cannonball and Galena))- WBK Project 19-102.BV 

Dear Mr. Asselmeier: 
We have received and reviewed the following information for the subject project: 

• Stormwater Management Detention Design Computations prepared by Tebrugge
Engineering dated December 11, 2023 and received February 5, 2024.

• Engineering Plans for YMCA East Site Plan prepared by Tebrugge Engineering dated January
24, 2024 and received February 5, 2024.

• Tributary Exhibit prepared by Tebrugge Engineering dated October 20, 2023 and received
February 5, 2024.

The following comments require resolution prior to plan approval and our recommendation for 
issuance of a stormwater permit.     

Stormwater Report 
1. Provide documentation on floodplain and wetlands.
2. Provide an evaluation of existing conditions.

a. Identify all existing site outfalls.
b. Identify off-site areas draining on to the site.
c. Provide a field tile survey.
d. Document existing depressional storage on the site.
e. Determine 2 year and 100 year event flows at all existing outfalls utilizing

Hydraflow.
3. Provide a stormwater management report including a Comparison of 2 year and 100 year

event flows at all existing outfalls for existing and proposed conditions.
4. Provide storm sewer and inlet capacity calculations.
5. The Curve number for impervious areas shall be 98.  Verify the Curve number for pervious

areas considering hydrologic soil groups.

Engineering Plans 
1. Reference is made or improvements and plans by Kendall County.  Please provide the

basis for the information depicted.  For example, if you received hard copies please scan

Attachment 4, Page 1
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ZPAC Memo – Prepared by Matt Asselmeier – March 20, 2024 Page 1 of 3  

DEPARTMENT OF PLANNING, BUILDING & ZONING 
111 West Fox Street • Room 203 

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

 
Petition 24-05 

George S. and Heidi R. Oliver 
Plat of Vacation of a Drainage and Utility Easement  

in Whitetail Ridge Subdivision                    
 

INTRODUCTION 
A ten foot (10’) drainage and utility easement presently exists between Lots 223 and 224 in Whitetail Ridge 
Subdivision.  George and Heidi Oliver own the subject lots and would like to construct a home in the center of 
the combined lots.   
 
SITE INFORMATION 

PETITIONER 
 

George S. and Heidi R. Oliver 
 

ADDRESS 
 

7709 and 7731 Bentgrass Circle, Yorkville (Lots 223 and 224 of Whitetail Ridge)   

LOCATION Approximately 0.10 Miles Southwest of the Intersection of Fairview Drive and 
Bentgrass Circle on the West Side of Bentgrass Circle 
 

 
 
 
 

 
TOWNSHIP 

 

 
Na-Au-Say Township 

PARCEL #s 
 

06-07-375-002 and 06-07-375-003  

LOT SIZE 
 

1.5 +/- Acres 

EXISTING LAND 
USE 

 

Residential/Vacant 

ZONING 
 

RPD-2 
 
 

 

46



ZPAC Memo – Prepared by Matt Asselmeier – March 20, 2024 Page 2 of 3 

LRMP Current 
Land Use 

Vacant One-Family Residential 

Future 
Land Use 

Rural Residential (Max 0.65 Du/Acre) 

Roads Bentgrass is a Township Road classified as a Local Road 

Trails None 

Floodplain/ 
Wetlands 

None 

REQUESTED 
ACTION Vacate a Ten Foot (10’) Drainage and Utility Easement Between Lots 223 and 224

APPLICABLE 
REGULATIONS 

Section 7.06 (Subdivision Control Ordinance)  

SURROUNDING LAND USE 
Location Adjacent Land Use Adjacent 

Zoning 
Land Resource 

Management Plan 
Zoning within ½ 

Mile 
North Single-Family 

Residential 
RPD-2 Rural Residential  

(Max 0.65 DU/Acre) 
N/A 

South Vacant Single-Family 
Residential  

RPD-2 Rural Residential N/A 

East Vacant Single-Family 
Residential 

RPD-2 Rural Residential N/A 

West Open Space 
(Golf Course) 

RPD-2 SU Open Space 
(Golf Course) 

N/A 

The RPD-2 special use is for a golf course. 

ACTION SUMMARY 
NA-AU-SAY TOWNSHIP    
Na-Au-Say Township was emailed information on March 20, 2024. 

UNITED CITY OF YORKVILLE 
The United City of Yorkville was emailed information on March 20, 2024. 

BRISTOL-KENDALL FIRE PROTECTION DISTRICT 
The Bristol-Kendall Fire Protection District was emailed information on March 20, 2024. 

GENERAL 
The application materials are included as Attachment 1.  The plat of vacation is included as Attachment 2.  The 
topographic information is included as Attachment 3.  

On March 7, 2024, Greg Chismark sent an email stating that he had no objections to the vacation from a 
drainage perspective.  This email is included as Attachment 4.   

On March 5, 2024, a representative from the Whitetail Ridge Homeowners’ Association submitted an email 
stating the HOA was agreeable to the requested easement vacation.  This email is included as Attachment 5.   

As of March 15, 2024, the Petitioner received approval from all of the utilities accept Comed.  An email to that 
effect was included as Attachment 6.  
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RECOMMENDATION 
Staff recommends approval of the requested easement vacation provided that Lots 223 and 224 remain under 
the same ownership.   
 
ATTACHMENTS  
1. Application Materials 
2. Plat of Vacation 
3. Topographic Information 
4. March 7, 2024, Chismark Email 
5. March 5, 2024, Whitetail Ridge HOA Email 
6. March 15, 2024, Kramer Email 
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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 24-06 

Jerry Styrczula on Behalf of A&D Properties, LLC 
Map Amendment Rezoning from B-3 to M-1 

 
 

INTRODUCTION 
A&D Properties, LLC would like a map amendment rezoning approximately sixteen point four more or less (16.4 
+/-) acres located on the west side of Route 47 addressed as 7789 Route 47 from B-3 Highway Business District 
to M-1 Limited Manufacturing District in order to operate a trucking business for the sale and storage of semi-
trailers, small trailers, semi-tractors, and similar uses at the subject property. 

The application materials are included as Attachment 1.  Pictures of the property are included as Attachment 
2-5. 

The property has been zoned B-3 since 1975.  The ordinance rezoning the property to B-3 is included as 
Attachment 6.  The property was previously used as a distributorship for International Harvester. 

The plat of survey is included as Attachment 7.   

If the map amendment is approved and if the Petitioner wants to make changes to the site, site plan approval 
will be required.  As of the date of this memo, the Petitioner was working on a site plan proposal.   

SITE INFORMATION 
PETITIONERS: 

 
Jerry Styrczula on Behalf of A&D Properties, LLC 
 

ADDRESS: 
 

7789 Route 47, Yorkville 

LOCATION: West Side of Route 47 Approximately 0.5 Miles North of Ament Road 
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TOWNSHIP: 
 

Kendall 

PARCEL #s: 
 

05-09-300-015 
 

LOT SIZE: 
 

16.4 +/- Acres 

EXISTING LAND 
USE: 

 

Vacant and Improved Commercial 

ZONING: 
 

B-3 Highway Business District 
 

LRMP: 
 

Future 
Land Use 

Mixed Use Business 
Yorkville’s Plan calls for the property to be Estate/Conservation 
Residential 

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 
ACTION: Map Amendment Rezoning Property from B-3 Highway Business District 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, 
Agricultural, Single-
Family Residential 

R-2 and B-3 
(Yorkville) 

Suburban 
Neighborhoods and 
Estate/Conservation 

Residential (Yorkville) 
  

A-1, A-1 SU, R-1,  
R-4, and B-3 

(County) 
 

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

(Yorkville) 
 

South Vacant Manufacturing  M-1 
 

Mixed Use Business 
(County) 

Agricultural 
(Yorkville) 

 

A-1 and M-1 

East Agricultural R-2 and R-3 
(Yorkville) 

Estate/Conservation 
Residential 
(Yorkville) 

 

R-2 and R-3 
(Yorkville) 

 

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

(County) 
  

Agricultural (Yorkville) 

A-1 
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The A-1 special use permit to the north is for a landscaping business.   
 
PHYSICAL DATA 

ENDANGERED SPECIES REPORT 
EcoCAT Report submitted and consultation was terminated (see Attachment 1, Pages 17-18).  

 
NATURAL RESOURCES INVENTORY 
The application for NRI was submitted on March 12, 2024 (see Attachment 1, Page 16).   

 
ACTION SUMMARY 

KENDALL TOWNSHIP     
Petition information was sent to Kendall Township on March 20, 2024.  
 
UNITED CITY OF YORKVILLE 
Petition information was sent to the United City of Yorkville on March 20, 2024.  
 
BRISTOL-KENDALL FIRE PROTECTION DISTRICT 
Petition information was sent to the Bristol-Kendall Fire Protection District on March 20, 2024.  
 

GENERAL INFORMATION 
The Petitioner would like to rezone the property to operate a trucking business.   
 
BUILDING CODES 
There are two (2) existing buildings on the property.  The northern building is approximately five thousand, three 
hundred sixty-six (5,366) square feet in size.  The southern building is approximately eleven thousand, three 
hundred (11,300) square feet in size.  
 
Any future buildings would have to meet applicable building codes.   
 
UTILITIES 
The site is serviced by a well and septic.  There is electricity and natural gas onsite. 
 
ACCESS 
The property fronts Route 47 and has one (1) access point off of Route 47.  There is a deceleration lane for 
south bound traffic off of Route 47.  The property also has one (1) access point off of Conservation Drive.  
 
PARKING AND INTERNAL TRAFFIC CIRCULATION 
There is existing parking around the southern building; the parking spaces are not marked.  If improvements 
are made to the site, parking spaces would need to be marked.    
 
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 
There are lights on both buildings and a streetlight is lying on the ground at the entrance off of Route 47.   
 
The amount of lighting could expand on the property if they install a larger parking lot or if different uses move 
onto the property.  Lighting would need to be evaluated as part of site plan review.   
 
LANDSCAPING AND SCREENING  
There are several mature plants around the perimeter of the property.  No changes to the landscaping or 
property screening are proposed as part of the map amendment. 
 
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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SIGNAGE 
Any signage would have to meet applicable regulations and secure permits.   
 
NOISE CONTROL 
The owners of the property would have to follow applicable noise control regulations based on future land uses.  
Noise control measures would need to be evaluated as part of site plan approval.     
 
STORMWATER 
The Petitioner submitted an application for a stormwater permit.    
 
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, single-family residential, office, and light industrial, including 
outdoor storage.  The property is presently vacant, but was previously used as a site for the sale of 
agricultural equipment.   
 
The Zoning classification of property within the general area of the property in question.  The surrounding 
properties are zoned A-1 and M-1 in the unincorporated area and R-2, R-3, and B-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 proposed use of the property, for the operation of a trucking business, is not allowed in the 
B-3 Zoning District.  The site itself could be used for a trucking business, if properly zoned.  
   
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 was recently amended to Mixed Use Business.  The M-1 Zoning District is consistent 
with the Mixed Use Business classification.   
 
RECOMMENDATION  
Staff recommends approval of the proposed map amendment.   
 
ATTACHMENTS  
1. Application Materials 
2. Picture of North Building 
3. Picture of Entrance from Conservation Drive 
4. Picture of North Side of South Building 
5. Picture South Building 
6. Ordinance 1975-09 
7. Plat of Survey 
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