KENDALL COUNTY PLANNING, BUILDING & ZONING COMMITTEE
Kendall County Office Building

Rooms 209 and 210
111 W. Fox Street, Yorkville, Illlinois
6:30 p.m.

Meeting Minutes of March 11, 2024
CALL TO ORDER
The meeting was called to order by Chairman Wormley at 6:30 p.m.
ROLL CALL
Committee Members Present: Elizabeth Flowers, Ruben Rodriguez, Brooke Shanley, and Seth,
Wormley

Committee Members Absent: Dan Koukol
Also Present: Matt Asselmeier, Wanda A. Rolf, Mike Cook, and Carlos Moreno

APPROVAL OF AGENDA

Chairman Wormley requested modification to the agenda to move the first item of Old Business,
Update on Stormwater Permit at 13039 McKanna Road (Pin: 09-09-100-002) in Seward
Township, to after the Expenditure Report.

Member Flowers made a motion, seconded by Member Shanley, to approve the modification of
the agenda as proposed by Chairman Wormley.

The votes were as follows:

Yeas (4): Flowers, Rodriguez, Shanley, and Wormley
Nays (0): None

Abstain (0):  None

Absent (1) Koukol

APPROVAL OF MINUTES
Member Rodriguez made a motion, seconded by Member Flowers, to approve the minutes of
the February 13, 2024, meeting. With a voice vote of four (4) ayes, the motion carried.

PUBLIC COMMENT
None

EXPENDITURE REPORT
The Committee reviewed the Expenditure Report from February 2024.

The Committee also reviewed the end of Fiscal Year 2023-2024 Expenditure Report.

OLD BUSINESS

Update on Stormwater Permit at 13039 McKanna Road (Pin: 09-09-100-002) in Seward
Township

Mr. Asselmeier stated that the Petitioner received feedback from WBK Engineering. The
Engineer of the Petitioner was working on a revised site plan. Carlos Moreno stated that the
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plan is to excavate on the northeast side of the parking lot. Mr. Moreno does not have an
updated site plan at this time. They responded to the letter from WBK Engineering.

Mr. Asselmeier asked Mr. Moreno if he was aware of obtaining a permit from the State of
lllinois. Mr. Moreno responded that he was aware of the permit and will go through the lllinois
Department of Natural Resources for the applicable permits.

An update will be provided at the April Planning, Building and Zoning Committee meeting.

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.

In addition to the driveway, the Petitioner would like to rezone the eastern approximately two
point one more or less (2.1 +/-) acres of the special use permit area of the property to B-3
Highway Business District and rezone the northern approximately thirteen acres (13), which was
not included in the special use permit area, to B-3 (see Petition 24-02). This map amendment
would reduce the special use permit area from approximately eight point five (8.5) acres to
approximately six point three (6.3) acres and will cause the site plan, landscaping plan, and
photometric plan for the special use permit area to change to reflect the removal of the eastern
portion of the special use area to the new zoning classification.

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 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.
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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. A revised NRI was prepared for the proposed map
amendment request showing a LESA Score of 180 indicating a low level of protection. This
report 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
Seward Township Board recommended approval of the proposal.

The Minooka Fire Protection District was emailed information on January 26, 2024. To date, no
comments have been received.
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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. This email was included with the minutes from the ZPAC
meeting. The Village of Shorewood submitted a second email on February 28, 2024, stating
they would not object to the map amendment and no annexation agreement had been
negotiated, but they were concerned about auto and truck repair businesses operating on the B-
3 zoned portion of the property. This email was provided.

ZPAC reviewed the proposal at their meeting on February 6, 2024. ZPAC reviewed this
proposal at their meeting on February 6, 2024. The Petitioner's Engineer was agreeable to
working the Highway Department regarding access from Ridge Road for the northern portion of
the property. No additional points of access would come from Bell Road. The Petitioner's
Engineer wanted to evaluate Shorewood’s request for an annexation agreement. A letter was
placed into the record from WBK Engineering noting no objections to the proposed driveway
extension in the special use permit amendment application. ZPAC recommended approval of
the proposal by a vote of nine (9) in favor and zero (0) in opposition, with one (1) member
absent. The minutes of this meeting were provided.

The Kendall County Regional Planning Commission reviewed this proposal at their meeting on
February 28, 2024. The Petitioner's Engineer explained the history of the property. He noted
that the County granted access from Ridge Road approximately one quarter (1/4) of a mile north
of Bell Road. He discussed the potential of annexation with Shorewood; he noted that
Shorewood had no services available to the subject property. No end user had been identified
for the portion of the property proposed for rezoning. The rezoning was intended to tie into the
widening of Ridge Road. He also explained the description of the wet bottom detention ponds
and the ponds may need to be evaluated in the future depending on future uses on the portion
proposed for rezoning. The Kendall County Regional Planning Commission recommended
approval of the proposal by a vote of nine (9) in favor and zero (0) in opposition, with one (1)
member absent. The minutes of this meeting were provided.

The Kendall County Zoning Board of Appeals conducted a public hearing on the proposal on
March 4, 2024. Other than the Petitioner’s Engineer, no other members of the public testified at
the public hearing. The Petitioner's Engineer stated there would not be any new road cuts off of
Bell Road for the rezoned portion of the property. The Kendall County Zoning Board of Appeals
recommended approval of the proposal by a vote of six (6) in favor and zero (0) in opposition,
with one (1) member absent. The minutes of the hearing were provided.

The 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.

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

Page 4 of 10



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.

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.
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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.

Regarding the map amendment, 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 findings of fact for the map amendment were as follows:

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
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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 purpose and objectives 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.

The draft ordinances were provided.

Member Rodriguez made a motion, seconded by Member Flowers, to recommend approval of
the major amendment to an existing special use permit with the conditions proposed by Staff
and the map amendment.

The votes were as follows:

Yeas (4): Flowers, Rodriguez, Shanley, and Wormley
Nays (0): None

Abstain (0):  None

Absent (1) Koukol

The motion carried.

The proposals go to the March 20, 2024, County Board meeting on the consent agenda.

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 considered 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 explored 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, 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
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process. The County Board approved the reclassification of these properties on February 20,
2024.

An aerial showing the subject properties of the original proposal was attached. 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 were 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. The Yorkville City Council met on February 13, 2024, and expressed no concerns
regarding the proposal. An email to that effect was provided. The Kendall Township
Supervisor submitted an email on February 26, 2024, expressing no objections. This email
was provided.

The Kendall County ZPAC reviewed the proposal at their meeting on February 6, 2024.
Discussion occurred regarding the definitions of Transportation Corridor and Mixed Use
Business. ZPAC recommended approval of the proposal by a vote of nine (9) in favor and zero
(0) in opposition, with one (1) member absent. The minutes of the meeting were provided.

The Kendall County Regional Planning Commission held a public hearing on this proposal on
February 28, 2024. Gerald Johnson, Property Owner, testified at the hearing and requested
that the properties on the east side of Route 47 be removed from the proposal and remain
classified as Transportation Corridor. He noted that businesses were presently located on the
west side of Route 47 and he did not want to change the residential use of his property. It was
noted that the properties on the east side of Route 47 were proposed for reclassification
consistency purposes. The Kendall County Regional Planning Commission recommended
approval of the proposal with an amendment by removing the properties located on the east
side of Route 47 from the proposed reclassification by a vote of nine (9) in favor and zero (0) in
opposition, with one (1) member absent. The minutes of the hearing were provided.

If the proposal is approved as recommended by the Kendall County Regional Planning
Commission, the parcels on the west side of Route 47 (PINs: 05-09-300-015, 05-09-376-002,
and 05-16-100-006) would be reclassified to Mixed Use Business and the parcels on the east
side of Route 47 (PINs: 05-09-400-006, 05-09-400-010, 05-09-400-011, 05-16-200-008, 05-16-
200-013, and 05-16-200-014) would remain classified as Transportation Corridor.

The Kendall County Zoning Board of Appeals reviewed the proposal at their meeting on March
4, 2024. Discussion occurred regarding the implications of excluding the properties on the east
side of Route 47 from the proposal and the reason why the property owner on the east side of
Route 47 wanted their properties removed from the proposal. The Kendall County Zoning
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Board of Appeals recommended approval of the proposal with the deletion of the properties on
the east side of Route 47 from the proposal by a vote of six (6) in favor and zero (0) in
opposition, with one (1) member absent. The minutes of the meeting were provided.

Yorkville’'s Future Land Use Map was provided for reference.
The draft resolution was provided.

Member Flowers requested clarification on the definition of Mixed Use Business. Mr.
Asselmeier stated that Mixed Use Business is light manufacturing on a smaller scale and not
retail.

It was noted that the property owners on the east side of Route 47 could request a
reclassification in the future.

Member Rodriguez made a motion, seconded by Member Flowers, to recommend approval of
the amendment with the deletion of the properties on the east side of Route 47.

The votes were as follows:

Yeas (4): Flowers, Rodriguez, Shanley, and Wormley
Nays (0): None

Abstain (0):  None

Absent (1) Koukol

The motion carried.

The proposal goes to the March 20, 2024, County Board meeting on the consent agenda.

NEW BUSINESS
Approval of a Refund of an Unused Solar Panel Permit at 90 Longbeach Road in the Amount of

$350.00

Approval of a Refund of an Unused Solar Panel Permit at 1135 Woolley Road in the Amount of

$200.00

Member Rodriguez made a motion, seconded by Member Shanley, to approve both refunds as
requested.

It was noted that the County had not expended Staff time regarding these projects.

The Committee reviewed the number of solar permits issued by the County in the current fiscal
year.

The votes were as follows:

Yeas (4): Flowers, Rodriguez, Shanley, and Wormley
Nays (0): None

Abstain (0): None

Absent (1) Koukol

The motion carried.
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OLD BUSINESS

Short-Term Rental Renewal Update

Mr. Asselmeier provided a list of short-term rentals. Three (3) properties did not renew their
licenses for 2024.

REVIEW VIOLATION REPORT
The Committee reviewed the report. Discussion occurred regarding the Department’s
procedures for taking violations to court.

REVIEW PRE-VIOLATION REPORT
The Committee reviewed the report.

UPDATE FOR HISTORIC PRESERVATION COMMISSION

Follow-Up from the February 21, 2024, Kendall County Historic Preservation Commission
Annual Meeting

Mr. Asselmeier reported approximately twenty (20) people attended the meeting.

The application window for the historic preservation awards closed on February 28, 2024.
There were five (5) nominees. The Commission will be reviewing those applications at the
March meeting.

REVIEW PERMIT REPORT
The Committee reviewed the report.

REVIEW REVENUE REPORT
The Committee reviewed the report.

CORRESPONDENCE
None

COMMENTS FROM THE PRESS
None

EXECUTIVE SESSION
None

ADJOURNMENT
Member Rodriguez made a motion, seconded by Member Flowers, to adjourn. With a voice
vote of four (4) ayes, the motion carried.

Chairman Wormley adjourned the meeting at 7:02 p.m.
Minutes prepared by Wanda A. Rolf, Administrative Assistant

Enc.
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