
KENDALL COUNTY 
 REGIONAL PLANNING COMMISSION 

110 West Madison Street • Court Room • Yorkville, IL • 60560 
 AGENDA  

Wednesday, June 25, 2025 – 7:00 p.m. 

CALL TO ORDER 

ROLL CALL: Bill Ashton, Eric Bernacki (Vice-Chairman), Tom Casey, Dave Hamman, Karin McCarthy-Lange 
(Secretary), Keith Landovitz (Chairman), Ruben Rodriguez, Bob Stewart, Claire Wilson, and Seth Wormley 

APPROVAL OF AGENDA 

APPROVAL OF MINUTES  Approval of Minutes from May 27, 2025, Gathering (Pages 2-4) 
Approval of Minutes from May 28, 2025, Meeting (Pages 5-28) 
Approval of Minutes from June 4, 2025, Gathering (Pages 29-61) 
Approval of Minutes from June 17, 2025 Gathering (Pages 62-65) 

PETITIONS 
1. Petition 25 – 04 – Daniel J. Gorman on Behalf of USA Energy Independence, LLC

(Prospective Buyer) and Stanley L. Zepelak on Behalf of the Lucaya Asset Management,
LLC (Current Owner) (Pages 66-134)

Request:   Special Use Permit for a Commercial Solar Energy Facility and Variance to Section 36-282(17)(a)
of the Kendall County Code to Allow a Commercial Solar Energy Facility on Land within One
Point Five (1.5) Miles of Municipality without an Annexation Agreement

PIN: 02-09-400-007
Location:         Between 9417 and 9221 Corneils Road, Bristol, in Bristol Township
Purpose:    Petitioner Would Like to Install a Commercial Solar Energy Facility; Property is Zoned A-1

CITIZENS TO BE HEARD/PUBLIC COMMENT 

NEW BUSINESS:  
1. Update on Comprehensive Plan Update Project

OLD BUSINESS:  
None 

REVIEW OF PETITIONS THAT WENT TO COUNTY BOARD 
1. Petition 24-30 Special Use Permit for Commercial Solar Farm in the 10000 Block of Ament Road

OTHER BUSINESS/ANNOUNCEMENTS 

ADJOURNMENT    Next Regular Meeting July 23, 2025 

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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KENDALL COUNTY  
REGIONAL PLANNING COMMISSION 

COMPREHENSIVE LAND PLAN AND ORDINANCE COMMITTEE 
 

Ellis House and Equestrian Center 
13986 McKanna Road 

Minooka, Illinois 60447 
 

Unapproved Meeting Minutes of May 27, 2025 – Vision Kendall Workshop 
 
Call to Order:  Kendall County Regional Planning Commission and Comprehensive Land Plan and 
Ordinance Committee Chairman Keith Landovitz called the meeting of the Kendall County 
Regional Planning Commission and Kendall County Comprehensive Land Plan and Ordinance 
Committee to order at 6:34 p.m. 
 
KCRPC Roll Call 
Members Present:  Bill Ashton, Eric Bernacki (Vice-Chairman), Tom Casey, Keith Landovitz 
(Chairman), and Seth Wormley (Arrived at 6:36 p.m.) 
Members Absent:  Dave Hamman, Karin McCarthy-Lange (Secretary), Ruben Rodriguez, Bob 
Stewart, and Claire Wilson 
 
Comprehensive Land Plan and Ordinance Committee Roll Call 
Members Present: Keith Landovitz, Randy Mohr, Jeff Wehrli, and Seth Wormley (Arrived at 6:36 
p.m.) 
Members Absent: Scott Gengler, Dave Hamman, Matt Kellogg, Alyse Olson, and Matthew 
Prochaska 
 
Attendees:   Ray Heitner, Joan Soltwisch, Ron Miller, Kerri Horton, Anne Vickery, Brad 
Chamberlin, Sharleen Smith, Matt Anzelc, Mike Hoffman, and Yuchen Ding  
 
A quorum was not present for either Committee.   
 
Mike Hoffman from Teska Associates, Inc. explained what a comprehensive plan is, the steps in 
the planning process, the various committees and commissions involved in the process.   
 
Yuchen Ding walked attendees through the website, https://visionkendall.org/.   He explained 
the survey and interactive map.  As documents are created, they will be placed on the website. 
 
Attendees answered several questions about development and future vision of the County.   
 
Mr. Hoffman discussed previous planning efforts in the County.  He also discussed population 
trends in Kendall County as they relate to historic growth rates and growth rates throughout 
the State.  He discussed economic, racial, education, employment, and housing statistics.  He 
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also discussed wetlands, water supply, and farmland preservation issues.  He asked attendees 
to spread the word regarding the website and future workshops.   
 
The gathering adjourned at 7:25 p.m.  
 
Respectfully Submitted by, 
Matthew H. Asselmeier 
Director 
 
Enc. 
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KENDALL COUNTY 
REGIONAL PLANNING COMMISSION 

 
Kendall County Historic Court House 

Court Room 
110 W. Madison Street, Yorkville, Illinois 

 
Unapproved - Meeting Minutes of May 28, 2025 - 7:00 p.m. 

 
Chairman Keith Landovitz called the meeting to order at 7:01 p.m. 
 
ROLL CALL  
Members Present:  Bill Ashton, Eric Bernacki (Arrived at 7:03 p.m.), Keith Landovitz, Karin McCarthy-Lange, 
Ruben Rodriguez, Bob Stewart, and Seth Wormley 
Members Absent:  Tom Casey, Dave Hamman, and Claire Wilson 
Staff Present:  Matthew H. Asselmeier, Director, and Wanda A. Rolf, Office Assistant 
Others Present:  Dan Gorman, Doug Winsor, and Annette Wolf 
 
APPROVAL OF AGENDA 
Member Ashton made a motion, seconded by Member McCarthy-Lange, to approve the agenda.  With a voice 
vote of six (6) ayes, the motion carried. 
 
APPROVAL OF MINUTES   
Member Wormley made a motion, seconded by Member Stewart, to approve the minutes of the January 22, 
2025, meeting.  With a voice vote of six (6) ayes, the motion carried.  
 
Member Stewart made a motion, seconded by Member Rodriguez, to approve the minutes of the February 1, 
2025, Annual Meeting.  With a voice vote of six (6) ayes, the motion carried.  
 
Member Bernacki arrived at this time (7:03 p.m.). 
 
PETITIONS 
Petition 25-04 Daniel J. Gorman on Behalf of USA Energy Independence, LLC (Prospective Buyer) and 
Stanley L. Zepelak on Behalf of the Lucaya Asset Management, LLC (Current Owner) 
Mr. Asselmeier summarized the request. 
 
The Petitioner is seeking a special use permit for a commercial solar energy facility and a variance to Section 
36-282(17)a of the Kendall County Code to allow a commercial solar energy facility on land within one point 
five (1.5) miles of municipality without an annexation agreement.   
 
The application materials, including the boundary survey, stormwater information, including the wetland 
delineation report, site plan, vegetative management plan, decommissioning information, and the Agricultural 
Impact Mitigation Agreement were provided. 

The property is located between 9417 and 9221 Corneils Road in Bristol Township. 

The property is approximately thirty-seven (37) acres in size with approximately twenty (20) acres inside the 
fence. 

The existing land use is Agricultural and the property is zoned A-1. 
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The County’s Future Land Use Map calls for the property to be Suburban Residential (Max 1.00 DU/Acre) and 
Yorkville’s Future Land Use Map calls for the property to be Estate/Conservation Residential. 

Corneils Road is a Minor Collector Road maintained by Bristol Township. 

The United City of Yorkville has a trail planned along Corneils Road. 

There are no floodplains on the property.  There is one (1) farmed wetland on the property and two (2) 
additional wet areas on the property identified in the wetland delineation report. 

The adjacent land uses are Agricultural and Single-Family Residential. 

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

The County’s Land Resource Management Plan calls for the area to be Urbanized Communities, Suburban 
Residential, and Commercial. 

Yorkville’s Comprehensive Plan calls for the area to be Estate/Conservation Residential and Metra Station 
Transit Oriented Development. 
Properties within one half (1/2) of a mile are zoned A-1, A-1 SU, R-3, B-1, and B-3 in the County and R-2, R-
2D, R-3, R-4, and B-3 inside Yorkville. 
The A-1 special use permit to the east is for a landscaping business.  The A-1 special use permit to the west is 
for a welding business. 

Approximately thirty-three (33) homes, not including the homes in the original town of Bristol Station are 
located within half (1/2) of a mile of the subject property.  Raging Waves water park is also located within half 
(1/2) of a mile of the subject property. 

EcoCAT Report identified protected resources in the area, but negative impacts were unlikely.  The Illinois 
Department of Natural Resources recommended establishing pollinator friendly habitat as groundcover where 
feasible and the site should be de-compacted before planting.  The letter from the Illinois Department of Natural 
Resources was provided. 

The LESA Score was 179 indicating a low level of protection.  The NRI Report was provided. 

Petition information was sent to Bristol Township on April 23, 2025.   

Prior to submittal to Kendall County, the Bristol Township Board reviewed the proposal on April 7, 2025, but 
that meeting was for informational purposes only.   

Petition information was sent to the United City of Yorkville on April 23, 2025.  

Prior to formal application submittal, the United City of Yorkville submitted an email stating they would not 
pursue annexation at this time.  The email notes the proximity of several homes to the subject property; the 
proposal does not meet Yorkville’s one thousand foot (1,000’) setback requirement from Corneils Road; the 
proximity to a wetland was noted; five (5) new utility poles were proposed.  Yorkville’s email was provided. 
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On March 25, 2025, Yorkville submitted an email requesting a forty-foot (40’) right-of-way dedication.  On 
April 2, 2025, Bristol Township submitted an email agreeing to the requested dedication.  These emails were 
provided.   

Yorkville plans to review this proposal at their June meetings.   

Petition information was sent to the Bristol-Kendall Fire Protection District on April 23, 2025.  No comments 
were received.   

ZPAC reviewed the proposal at their meeting on May 6, 2025.  It was clarified that the special use permit runs 
with the land.  Soil tests had not occurred at the property.  A condition adding a community impact agreement 
was discussed.  Mr. Klaas did not agree that the project would generate no air, noise, or water pollution as 
outlined in the first finding of fact for the special use permit.  He believed that the production, installation, and 
decommissioning of solar panels did create pollution.  Mr. Guritz questioned the installation of Spruce trees as 
outlined in the landscaping plan.  ZPAC issued a neutral recommendation with an amendment adding the 
community impact agreement to the list of conditions by a vote of seven (7) in favor and zero (0) in opposition 
with three (3) members absent.  The minutes of the meeting were provided.  Following the ZPAC meeting, the 
Petitioner offered to replace the Spruce trees with evergreens of a similar height and width.   

Per § 36-282(17) of the Kendall County Code, commercial solar energy facilities businesses can be special uses 
on A-1 zoned property subject to the following conditions: 
 

a. All commercial solar energy facilities and test solar energy systems located within one point five (1.5) 
miles of a municipality shall either annex to the municipality or obtain an annexation agreement with the 
municipality requiring the municipality’s regulations to flow through the property.  Petitioner is 
requesting a variance.   
 

b. The setbacks for commercial solar energy facilities shall be measured from the nearest edge of any 
component of the facility as follows:  
 
Occupied Community Buildings or Dwellings on Nonparticipating Properties-One hundred fifty feet 
(150’) from the nearest point on the outside wall of the structure 
 
Boundary Lines of Participating Properties-None 
 
Boundary Lines of Nonparticipating Properties-Fifty feet (50’) to the nearest point on the property line 
of the nonparticipating property   
 
Public Road Rights-Of-Way-Fifty feet (50’) from the nearest edge   
 
The above setbacks do not exempt or excuse compliance with electric facility clearances approved or 
required by the National Electrical Code, the National Electrical Safety Code, Commerce Commission, 
Federal Energy Regulatory Commission, and their designees or successors. Per the site plan, the closet 
nonparticipating structure is greater than two hundred fifty feet (250’) from the solar panels.  The solar 
panels are greater than five hundred feet (500’) from Corneils Road.   
 

c. A commercial solar energy facility’s perimeter shall be enclosed by fencing having a height of at least 
six feet (6’) and no more than twenty-five feet (25’).  This is true. Per the application materials, the 
fence is proposed to be six feet (6’) in height.  As noted in the site plan, the fence will be six inches (6”) 

7



KCRPC Meeting Minutes 5.28.25        Page 4 of 21  

 

above the finished grade.  The fence will be chain link topped with barbed wire. 
 

d. No component of a solar panel as part of a commercial solar energy facility shall have a height of more 
than twenty feet (20’) above ground when the solar energy facility’s arrays are at full tilt.  This is true.  
Per the site plan, the maximum height will be ten feet, eleven and three-eighths inches (10’-11 3/8”).   

 
e. The above setback, fencing, and component height requirements may be waived subject to written 

consent of the owner of each affected nonparticipating property.  This written consent shall be submitted 
at the time of application submittal.  No such consent requested or needed. 

 
f. Sound limitations for components in commercial solar energy facilities shall follow the sound 

limitations established by the Illinois Pollution Control Board.  A noise study was provided.   
 

g. The County shall not require standards for construction, decommissioning, or deconstruction of a 
commercial solar energy system or related financial assurances to be more restrictive than an 
agricultural impact mitigation agreement set in State law.   The amount of any decommissioning 
payment shall be limited to the cost identified in the decommissioning or deconstruction plan, as 
required by the agricultural impact mitigation agreement, minus the salvage value of the project.  A copy 
of the agricultural impact mitigation agreement shall be submitted with the application materials. The 
decommissioning plan was provided and was outlined in the Agricultural Impact Mitigation Agreement.  
The Petitioner is offering a bond of Fifty Thousand Dollars ($50,000).  The Petitioner is agreeable to not 
fight the County in court, if the County wished to acquire title to the subject property in the event that 
the decommissioning bond is insufficient to cover all of the costs.   

 
h. A vegetative screening shall be placed around the commercial solar energy facility.  The site plan 

references a row of Black Hills Spruce and a row of Buttonbush.  The spruce will be six feet (6’) 
minimum in height within three (3) years of planting and the Buttonbush will be four feet (4’) minimum 
in height within three (3) years of planting.  The vegetative management plan was provided.  The types 
of vegetation, timing of planting, and maintenance plan are included in the vegetative management plan.  
Following the ZPAC meeting, the Petitioner offered to replace the Spruce trees with evergreens of a 
similar height and width.      

 
i. Commercial solar energy facility applicants shall provide the results and recommendations from 

consultations with the Illinois Department of Natural Resources obtained through the Ecological 
Compliance Assessment Tool (EcoCat) or a comparable successor tool.  The commercial solar energy 
facility applicant shall adhere to the recommendations provided through this consultation.  The EcoCat 
was submitted and the recommendation was to establish pollinator friendly habitat as groundcover 
where feasible and the site should be de-compacted before planting.  The letter from the Illinois 
Department of Natural Resources was provided. 
 

j. Commercial solar energy facility applicants shall provide the results of the United States Fish and 
Wildlife Service’s Information for Planning and Consulting environmental review or a comparable 
successor toll that is consistent with the U.S. Fish and Wildlife Service’s Land-Based Wind Energy 
Guidelines and any applicable United States Fish and Wildlife Service solar wildlife guidelines that have 
been subject to public review.  This was provided with the application material.  Five (5) threatened or 
endangered species were in the area.   

 
k. A facility owner shall demonstrate avoidance of protected lands as identified by the Illinois Department 

of Natural Resources and the Illinois Nature Preserve Commission or consider the recommendations of 
the Illinois Department of Natural Resources for setbacks from protected lands, including areas 
identified by the Illinois Nature Preserve Commission.  While the site is designed around one (1) farmed 
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wetland, there are other wet areas on the property that need to be examined through the stormwater 
permit review process.   

  
l. A facility owner shall provide evidence at the time of application submittal of consultation with the 

Illinois State Historic Preservation Office to assess potential impacts on State-registered historic sites 
under applicable State law.   This information was provided.  The State Historic Preservation Office is 
requesting a Phase I Archeological Survey.   

 
m. A commercial solar energy facility owner shall plant, establish, and maintain for the life of the facility 

vegetative ground cover consistent with State law and the guidelines of the Illinois Department of 
Natural Resources’ vegetative management plans.  The vegetation management plan shall be required at 
the time of application submittal.   The vegetation management plan, including timelines for planting 
and maintenance of the vegetation, was provided, 

 
n. The facility owner shall enter into a road use agreement with the jurisdiction having control over the 

applicable roads.  The road use agreement shall follow applicable law.  The facility owner shall supply 
the Kendall County Planning, Building and Zoning Department with a copy of the road use agreement.  
This provision shall be waived if the jurisdiction having control over the applicable roads does not wish 
to enter into an agreement.   To date, the road use agreement negotiations are ongoing.  The application 
materials and the site plan show at a fifteen foot (15’) wide gravel road inside a twenty foot (20’) road 
easement on the southeast corner of the property.  The entrance off of Corneils Road will be forty feet 
(40’) wide.   

 
o. The facility owner shall repair or pay for the repair of all damage to the drainage system caused by the 

construction of the commercial solar energy system within a reasonable time after construction of the 
commercial solar energy facility is complete.  The specific time shall be set in the special use permit.  
No drain tile information was provided.  There is a statement in the application materials saying that no 
drain tile exists on the property. 

   
No buildings are planned for the site.  Any structures proposed for the site, including the solar arrays, shall 
obtain applicable permits. 
   
The property is presently farmland.  No wells, septic systems, or refuse collection points were identified.   

The proposed area of disturbance is approximately point six-five acres (0.65).  The County has concerns 
regarding the wet areas identified in the wetland delineation report and the farmed wetland identified on the 
property.  The Petitioner submitted a stormwater permit application.   

The temporary laydown area shown on the site plan is not proposed to be gravel.  

Four (4) infiltration basins are shown on the site plan.  Three (3) of these basins would be installed if required 
by the stormwater pollution prevention plan.  No information regarding the infiltration basin was provided.   

WBK Engineering submitted a letter on May 27, 2025.  They had six (6) comments including determining if the 
wetlands are jurisdictional, providing a narrative describing existing and proposed conditions, providing a drain 
tile study, and providing an easement over the property for vegetative management.  WBK Engineering’s letter 
was provided. 
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The application materials and the site plan show  a fifteen foot (15’) wide gravel road inside a twenty foot (20’) 
road easement on the southeast corner of the property.  The entrance off of Corneils Road will be forty feet 
(40’) wide.   

No permanent parking was proposed.  There will be a staging area during construction. 
 
No lighting was proposed. 
 
The Petitioner proposed installing one (1) sign at the vehicular access gate stating emergency contact 
information.   
 
A glare study was provided.   
 
No information was provided regarding impacts on property values 
 
No odors were foreseen. 
 
A noise study was provided.   
 
If approved, this would be the second special use permit for a commercial solar energy facility in 
unincorporated Kendall County. 
 
The proposed Findings of Fact for the special use permit were as follows:   

The establishment, maintenance, or operation of the special use will not be detrimental to or endanger the public 
health, safety, morals, comfort, or general welfare. The Project will generate clean, renewable electricity while 
producing no air, noise, or water pollution, or ground contamination.  The front portion of the parcel closest to 
Corneils Road will be retained for agricultural use and/or future residential use.  The Petitioner submitted a 
vegetative management plan outlining the types of vegetation that will be planted, the timing of planting, and a 
maintenance plan for the vegetation.   

The special use will not be substantially injurious to the use and enjoyment of other property in the immediate 
vicinity for the purposes already permitted, nor substantially diminish and impair property values within the 
neighborhood. The Zoning classification of property within the general area of the property in question shall be 
considered in determining consistency with this standard. The proposed use makes adequate provisions for 
appropriate buffers, landscaping, fencing, lighting, building materials, open space and other improvements 
necessary to insure that the proposed use does not adversely impact adjacent uses and is compatible with the 
surrounding area and/or the County as a whole. The proposal will not interfere with the use and enjoyment of 
nearby properties. The surrounding properties are zoned A-1 and various residential classifications and will not 
be prevented from continuing any existing use or from pursuing future uses. The proposal’s operations would 
be quiet and minimal traffic will occur after installation is completed.   The solar panels are setback from 
Corneils Road and screened by vegetation from neighboring houses to avoid negative visual impacts.   

Adequate utilities, access roads and points of ingress and egress, drainage, and/or other necessary facilities have 
been or are being provided. The proposal will have adequate utility interconnections designed in collaboration 
with ComEd. The proposal does not require water, sewer, or any other public utility facilities to operate. The 
Petitioner will also build all roads and entrances at the facility and will enter into an agreement with Bristol 
Township regarding road use.  After initial construction traffic, landscape maintenance and maintenance to the 

10



KCRPC Meeting Minutes 5.28.25        Page 7 of 21  

 

project components are anticipated to occur on an as-needed basis, consistent with the vegetative management 
plan. Existing traffic patterns will not be impacted in the post-construction operations phase. While no drain tile 
is believed to be on the subject property, damaged drain tile will be repaired as outlined in the Agricultural 
Impact Mitigation Agreement and a condition attached to this special use permit.   

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. If the requested variance is granted, the proposal meets all 
applicable regulations.    

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. The proposal is also consistent with a goal and objective found 
on page 3-4 of the Land Resource Management Plan, “Support the public and private use of sustainable energy 
systems (examples include wind, solar, and geo-thermal).”  However, the proposal is located on property 
classified as Residential on the Future Land Use Map and the Kendall County Regional Planning Commission 
recommended denial of similar proposals.   

The proposed findings of fact for the variance were as follows:   

The particular physical surroundings, shape, or topographical condition of the specific property involved would 
result in a particular hardship or practical difficulty upon the owner if the strict letter of the regulations were 
carried out. The subject property is located within one point five (1.5) miles of the United City of Yorkville.  
Information was provided stating that the United City of Yorkville did not wish to annex the property or enter 
into a pre-annexation agreement.   

The conditions upon which the requested variation is based would not be applicable, generally, to other property 
within the same zoning classification. Other A-1 zoned properties within one point five (1.5) miles of a 
municipality could request a similar variance, if the municipality refuses to annex or enter into a pre-annexation 
agreement.   

The alleged difficulty or hardship has not been created by any person presently having an interest in the 
property. The difficulty was created because the United City of Yorkville did not wish to enter into a pre-
annexation agreement or annex the property.   

The granting of the variation will not materially be detrimental to the public welfare or substantially injurious to 
other property or improvements in the neighborhood in which the property is located. Granting the variance 
would not be detrimental to the public or substantially injurious to other properties.   

That the proposed variation will not impair an adequate supply of light and air to adjacent property, or 
substantially increase the congestion in the public streets or increase the danger of fire, or endanger the public 
safety or substantially diminish or impair property values within the neighborhood. The proposed variance 
would not impair light or air on adjacent property, cause congestion, increase the danger of fire, or negatively 
impact property values.  

Given that the Kendall County Regional Planning Commission previously recommended denial of proposals on 
properties classified as Residential on the County’s Future Land Use Map, and because of lack of clarity in 
State law regarding using the LaSalle and Sinclar Factors in evaluating applications of special use permits for 
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commercial solar facilities, Staff’s recommendation is neutral.  Assuming that conditions can be imposed on the 
special use permit, the proposed conditions and restrictions are as follows:   

1. The site shall be developed substantially in accordance with the submitted site plan, vegetative 
management plan, decommissioning plan, road access plan (yet to be submitted), and Agricultural 
Impact Mitigation Agreement.  The Black Hills Spruce shall be planted in one (1) row and the 
Buttonbush shall be planted in a second row.     

2. A variance to section 36-282(17)(a) of the Kendall County Code is hereby granted allowing a 
commercial solar energy facility within one point five (1.5) miles of a municipality without an 
annexation or pre-annexation agreement. 

3. The developer and/or owner of the subject property allowed by this special use permit shall enter into a 
community impact agreement with Kendall County (Added at ZPAC).   

4. In the event that the decommissioning bond is insufficient to cover the costs of decommissioning the site 
as outlined in the decommissioning plan, the owners of the subject property shall not contest in court if 
the County wishes to obtain title to the subject property to cover the costs of decommissioning the use 
allowed by this special use permit.   

5. Within ninety (90) days of the approval of the special use permit, the owners of the subject property 
shall dedicate a strip of land forty feet (40’) in depth along the southern property line to Bristol 
Township.  The Kendall County Planning, Building and Zoning Committee may grant an extension to 
this deadline.  

6. None of the vehicles or equipment parked or stored on the subject property allowed by the special use 
permit shall be considered agricultural vehicles or agricultural equipment. 

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

8. Any structures, including solar arrays, constructed, installed, or used allowed by this special use permit 
shall not be considered for agricultural purposes and must secure applicable building permits.   
 

9. One (1) warning sign shall be placed near or on the entrance gate.  This sign shall include, at minimum, 
the address of the subject property and a twenty-four (24) hour emergency contact phone number.  
Additional signage may be installed, if required by applicable law. 
 

10. KenCom and other applicable public safety agencies shall be supplied the access code to the Knox 
Box/security gate.   
 

11. Damaged drain tile will be repaired on a timeframe approved by the Kendall County Planning, Building 
and Zoning Department.  
 

12. The operators of the use allowed by this special use permit acknowledge and agree to follow Kendall 
County’s Right to Farm Clause. 
 

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

14. 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.   
 

15. If one or more of the above conditions is declared invalid by a court of competent jurisdiction, the 
remaining conditions shall remain valid.  
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16. This special use permit and variance shall be treated as a covenant running with the land and is binding 

on the successors, heirs, and assigns as to the same special use conducted on the property. 
 
Member McCarthy-Lange asked if Yorkville reviewed the proposal.  Mr. Asselmeier responded that Yorkville 
is reviewing the proposal at their June meetings.  Commissioners reviewed the email from Yorkville explaining 
their reasons for declining annexation.  
 
It was noted that Bristol Township had not issued a recommendation on the proposal; they had an informational 
meeting on the proposal.   
 
It was noted that residential uses are located south of the subject property and the area where they want to place 
the solar panels.   
 
Chairman Landovitz noted that the property and general area is very close to Yorkville.  He asked if the 
proximity to Yorkville was discussed during the application process.  Mr. Asselmeier noted that the property 
touches Yorkville on several sides and the Petitioner was advised to talk to Yorkville regarding annexation.  
The Petition contacted Yorkville and submitted the email from Yorkville stating that Yorkville did not want to 
pursue annexation at this time.  
 
Chairman Landovitz asked if any discussion occurred regarding the decommissioning bond.  Mr. Asselmeier 
responded that the Agricultural Impact Mitigation Agreement outlines when the County can re-negotiate the 
decommissioning bond amount and the Petitioner was agreeable to not fight the County in court if the County 
wanted to take title to the property, if the decommissioning bond was not sufficient.   
 
The question was asked regarding future land uses in the area.  Mr. Asselmeier responded that both the County 
and Yorkville plan the area to be residential with Yorkville also planning a small amount of commercial in the 
area.   
 
Member Wormley discussed the limitations placed on the County by State law.  He favored getting Yorkville’s 
input on the proposal.  He discussed Yorkville’s setback requirement of one thousand feet (1,000’), which is 
much larger than the County’s requirements.  He discussed the need for a community impact agreement to 
reimburse the County for lost tax revenues since the property would not be developed into houses.   
 
Dan Gorman, Petitioner, said that he met with Bristol Township and several neighbors.  He said the Township 
was in favor of the proposal.  They are working on a road use agreement.  He noted that the parcel was selected 
in order to have large setback between the solar arrays and Corneils Road.  Another house could be constructed 
between the solar panels and Corneils Road.  He discussed the proposed screening.  He discussed the electricity 
that will be produced at the site and the benefits to the community.  He discussed the benefits of native 
plantings and the vegetative management plan.  He discussed the wet areas on the property.  He discussed 
Yorkville’s classification of Corneils Road in relation to setbacks.  Mr. Gorman explained the purchase process 
of the property.  Discussion occurred regarding the various setback requirements.  He stated that the conditions 
of the special use permit would run with the land; future buyers would subject to the conditions of the special 
use permit.  He explained how the bond amount was calculated.   
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Member Bernacki noted the size of the bond was smaller than bonds for other solar projects.   
 
Doug Winsor, Neighbor, favored the development of the proposal compared to development of a residential 
subdivision.  The neighborhood is currently low density residential and agricultural.  He was in favor of a 
residential or commercial development in the front setback.  He expressed concerns regarding drainage and 
explained how drain tile will be impacted by the proposal.  A stormwater management permit would be required 
for the project.  He was in favor of the proposal.   
 
Annette Wolf discussed the drainage pattern of the area.  Any drain tile issues would be addressed as part of the 
solar panel development.  She favored looking at solar panels instead of looking at homes.   
 
Member Stewart thanked the Petitioner for reaching out to the neighbors prior to the submittal of the 
application.   
 
Member McCarthy-Lange thanked the neighbors for having one (1) spokesperson.   
 
Mr. Gorman explained that expanding the site was not possible.   
 
Member Wormley favored continuing the Petition until comments could be received from Yorkville and until 
the State’s Attorney’s Office could complete their review of the community impact agreement template.  Mr. 
Asselmeier explained the procedure for continuing the proposal.    Mr. Gorman explained the impact related to 
financing of the project if a continuance occurred.  Member Bernacki also favored continuing the proposal in 
order to get comments from Bristol Township and Yorkville.       
 
Member Bernacki made a motion, seconded by Member Stewart, to continue the Petition until the June 25, 
2025, Kendall County Regional Planning Commission meeting.   
 
The votes were as follows: 
Ayes (7):      Ashton, Bernacki, Landovitz, McCarthy-Lange, Rodriguez, Stewart, and Wormley 
Nays (0): None  
Absent (0):  None 
Abstain (3): Casey, Hamman, and Wilson  
 
The motion carried. 
 
The proposal goes to the Kendall County Zoning Board of Appeals on June 2, 2025, for initiation of the hearing 
and will be return to the Kendall County Regional Planning Commission on June 25, 2025.   
 
Member Rodriguez commended the Petitioner on the proposal and working with the neighbors. 
 
Chairman Landovitz thanked everyone for collaborating on this project.  He is supportive of the proposal, but 
there are sound reasons to continue the Petition.   
 
Petition 25-05 Kendall Zoning Administrator  
Mr. Asselmeier summarized the request. 
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In an effort to reduce the number of paper copies applicants are required to submit for certain zoning actions, 
Staff proposes the following amendments to the subdivision and zoning portions of the Kendall County Code: 

Section 30-98(c) (Final Plat Submittal) 

An application for approval of the final plat, including all engineering drawings and specifications, shall be filed 
with the Planning, Building, and Zoning Department, and ten (10) three (3) copies of the petition shall be filed 
with the Plat Officer or designee. Attached to each copy shall be copies of the supporting documents and 
exhibits provided for herein. 

Section 30-98(d) (Final Plat Submittal) 

Accompanying the copy of the application for approval of the final plat shall be four (4) three (3) copies of the 
final engineering plans and specifications prepared, stamped, and signed by a State-registered professional 
engineer. Such plans and specifications shall be prepared as specified, and shall be submitted to the Plat Officer 
within one (1) year after approval of the preliminary plat; otherwise such approval shall become null and void 
unless application for an extension of time is made to and granted by KCRPC. Such extensions will not require 
an additional copy of the plat. Engineering plans and specifications must comply with all County ordinances in 
addition to the design standards in Article IV of this chapter and the improvement standards in Article V of this 
chapter. Following approval of the final engineering plans, the applicant shall supply the County with a copy of 
the approved final version in electronic CAD format, NAD 1983 State Plane Illinois East projected coordinate 
system, as required by the County. 

Section 30-197(b)(2) (Standards and Requirements for Restoration, Planting, Maintenance, and Monitoring of 
Natural Open Space) 

Five (5) Three (3) printed copies and one (1) electronic copy (PDF) of all required submittals shall be provided 
to the KCPBZ, who shall forward copies to the Director of the County Forest Preserve District, the County Soil 
and Water Conservation District, and the County Engineer or consultant engineer. Each organization receiving a 
copy of the plans shall have twenty-one (21) days to provide written comments to the KCPBZ office. The 
KCPBZ office shall then compile all comments and inform the applicant if the plans are approved, or what 
changes are needed to receive approval. Within twenty-one (21) days of approval of the landscape/planting 
plan, the applicant shall provide the KCPBZ office a written cost estimate by a qualified contractor or 
contractors, including separate estimates for trees, ornamental plantings, and natural areas. 

Section 36-155(c)(1) (Final Plan Approval for Residential Planned Developments) 

A copy of the petition shall be filed with the PBZ Department, and ten (10) three (3) copies of the petition shall 
be filed with the Director of PBZ or designee. Attached to each copy shall be copies of the supporting 
documents and exhibits provided for herein. 

Section 36-184(1) (Site Plan Approval) 

ZPAC. One (1) copy of the complete application, along with eight (8) three (3) copies of the site plan, shall be 
submitted by the property owner or certified agent to the Zoning Administrator at least fourteen (14) days prior 
to the ZPAC meeting. The purpose of the ZPAC meeting will be to evaluate the completeness of the application 
and to provide the applicant with feedback/input on the proposed site plan. Prior to the ZPAC meeting, the 
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Zoning Administrator shall distribute copies of the site plan to Committee members. After discussion on a 
proposed site plan, the ZPAC may approve, deny, or approve with modifications, or request that the applicant 
revise the plan and return to a future ZPAC meeting for further review. 

Information was sent to the Townships on April 23, 2025.  No comments were received.   

ZPAC reviewed the proposal at their meeting on May 6, 2025.  ZPAC recommended approval of the proposal 
by a vote of seven (7) in favor and zero (0) in opposition with three (3) members absent.  The minutes of the 
meeting were provided. 

Discussion occurred regarding the application materials.  The application checklist will be reviewed by the 
Planning, Building and Zoning Committee at a future date.   

Member Wormley made a motion, seconded by Member Rodriguez, to recommend approval of the text 
amendment.   
 
The votes were as follows: 
Ayes (7):      Ashton, Bernacki, Landovitz, McCarthy-Lange, Rodriguez, Stewart, and Wormley 
Nays (0): None  
Absent (0):  None 
Abstain (3): Casey, Hamman, and Wilson  
 
The motion carried. 
 
The proposal goes to the Kendall County Zoning Board of Appeals on June 2, 2025. 
 
Petition 25-06 Kendall Zoning Administrator  
Mr. Asselmeier summarized the request. 
 
In an effort to reduce the number of physical meetings required as part of the development and zoning 
processes, Staff has been asked to prepare a proposal which would abolish ZPAC as a formal committee of the 
County and transfer the duties of ZPAC to various Staff members. 

A few items to note: 

1. The present members of ZPAC and their successors in their respective positions would still receive 
notification of Petitions and would be allowed to submit comments on the Petitions in the timeframes 
stated in this proposed text amendment.   
 

2. Since ZPAC would no longer be a formal committee, the Open Meetings Act would no longer apply to 
the correspondence and gatherings of former ZPAC members as they relate to Planning, Building and 
Zoning matters. 

 
3. The Planning, Building and Zoning Committee probably would amend the application approval timeline 

to account for ZPAC not meeting.  In such a case, the application deadline for map amendments, text 
amendments, special use permits, and major amendments to special use permits would be no later than 
thirty (30) days prior to the Zoning Board of Appeals hearing.  For site plan reviews, no specific 
deadline would exist.  For applications for plats of vacations, the deadline would effectively remain 
unchanged at three (3) weeks prior to the Planning, Building and Zoning Committee meeting. 
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The redlined proposal is as follows: 

Subdivision Code 

Section 30-37 Administration; organization 

Eight (8) Seven (7) offices in the County are concerned with the administration of this chapter. For the 
purposes of clarity these offices along with their pertinent functions are listed below: 

(1) The Plat Officer. There is hereby created the Plat Officer who shall exercise the authority and have the 
responsibility provided in this chapter. The Plat Officer shall administer the provisions of this chapter and, in 
addition thereto, and in furtherance of said authority, shall: 

a. Maintain permanent and current records of this chapter, including amendments thereto. 

b. Receive and file all preliminary and final plats. 

c. Forward copies of the preliminary plat to other appropriate agencies for their recommendations and report. 

d. Receive and file all final plats and check their compliance with the preliminary plat. 

e. Make all other determinations required of the Plat Officer by the regulations herein. 

f. Discourage the subdividing of lands that are far in advance of the needs of the development of the County; or 
which, by their locations, cannot be efficiently served by public utilities, fire protection, or other community 
services; or which are located in areas subject to flooding, or are topographically unsuitable for development; or 
which, for any other reason, are being unwisely or prematurely subdivided. 

(2) Township Highway Commissioner and County Engineer. The Township Highway Commissioner and 
County Engineer shall review with Plat Officer all preliminary subdivision plans and make determinations 
concerning street and drainage design standards and engineering specifications as stipulated herein. 

(3) Planning, Building, and Zoning Committee (PBZC). The Planning, Building, and Zoning Committee shall 
review the preliminary plat and final plat and exercise the authority and have the responsibilities provided in 
this chapter. 

(4) Kendall County Regional Plan Commission (KCRPC). The Kendall County Regional Plan Commission 
shall review the preliminary plat and exercise the authority and have the responsibilities provided in this 
chapter. 

(5) County Soil and Water Conservation District. The County Soil and Water Conservation District shall review 
the preliminary plat and exercise the authority and have the responsibilities provided in this chapter. 

(6) County Health Department. The County Health Department shall review the preliminary plat and exercise 
the authority and have the responsibilities provided in this chapter. 

(7) Zoning and Platting Advisory Committee (ZPAC). The Zoning and Platting Advisory Committee shall 
review the preliminary plat and exercise the authority and have the responsibilities provided in this 
chapter. 
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(8) (7) Sanitary and/or water reclamation districts. Sanitary and/or water reclamation districts shall review the 
preliminary plat and exercise the authority and have the responsibilities provided in this chapter. 

Section 30-76 Preliminary Plat Procedure 

The procedure for preliminary plats shall be as follows: 

(1) The applicant shall prepare a preliminary plat, which shall include all of the property to be subdivided, 
properties that are adjacent and considered to be contiguous to the proposed subdivision, together with 
improvement plans and other supplementary material as specified. 

(2) The applicant shall submit to the Plat Officer this preliminary plat accompanied with a completed 
application for a preliminary plat of subdivision with the appropriate filing fees. 

(3) The application will be placed on the agenda for the next regularly scheduled meeting of the Zoning 
and Platting Advisory Committee (ZPAC) for review and recommendation. 

(4) (3) At the same time, the The Plat Officer and the County Engineer will collaborate with the subdivider in 
assembling plans for the design and construction of streets, drainage systems and other such improvements as 
may be required by ordinance. 

(5) (4) A copy of the application and preliminary plat shall also be submitted, by the applicant, to the plan 
Commission of the townships in which the proposed subdivision is located and submit to the nearest 
municipality, if the corporate limits of the municipality are not more than one and one-half (1½) miles from the 
property lines of the proposed development. 

(6) (5) The application shall be reviewed by ZPAC County Staff for compliance with the regulations of this 
chapter and all other ordinances of the County during a regularly scheduled meeting within thirty (30) days 
of the date of the submittal of the completed application of the preliminary plat. 

(7) (6) Following a recommendation by ZPAC review by County Staff, the application shall be placed on the 
agenda of the next regularly scheduled meeting of the Kendall County Regional Plan Commission (KCRPC). 

(8) (7) The application shall be reviewed by KCRPC for compliance with the regulations of this chapter and all 
other ordinances of the County within thirty (30) days of the recommendation made by ZPAC receipt of 
comments from County Staff, provided that all necessary revisions and/or supplemental information requested 
by ZPAC County Staff has been supplied to the Plat Officer. 

(9) (8) KCRPC, within a reasonable time after the first discussion of the proposal, shall: 

a. Recommend approval or disapproval of the proposed preliminary subdivision plat and record in the official 
minutes its recommendation, which may include the recommendations of the County Engineer, the County 
Engineering Consultant, other affected agencies and/or the Plat Officer. 

b. If KCRPC finds that changes, additions or corrections are required on the preliminary plat prior to a 
recommendation being made by KCRPC, KCRPC shall so advise the applicant. The applicant may resubmit the 
preliminary plat with revisions for its consideration at the next available regular meeting of KCRPC. 
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(10) (9) Upon recommended approval of the preliminary plat by KCRPC, an application for the final plat of 
subdivision shall be filed within one (1) year, unless otherwise extended per the provisions of this chapter 
per Section 30-98. 

(11) (10) The following qualifications shall govern approval of the preliminary plat: 

a. Approval of a preliminary plat by KCRPC is tentative only, involving merely the general acceptability of the 
layout as submitted. Final approval of the preliminary plat shall be granted by the County Board at the time of 
final plat approval. An applicant may seek approval from KCRPC of the preliminary plat simultaneously with 
the final plat and/or rezoning petition at the applicant's choosing. 

b. KCRPC shall require such changes or revisions as are deemed necessary in the interest of the needs of the 
County. 

c. Approval of the preliminary plat shall be effective for a maximum period of one (1) year, unless upon 
application of the developer, KCRPC grants an extension. The application for said extension shall not require 
the submittal of additional copies of the plan of subdivision. 

(12) (11) The final approval of the preliminary plat is contingent upon payment of all fees for review and 
approval in accordance with Section 30-39. 

Section 30-78 Other Plat (vacation, dedication, etc.) procedure 

(e) Upon receiving the complete application and review by the PBZ (Planning, Building and Zoning) staff for 
compliance with the regulations of this section and all other ordinances of the County the item will be placed 
on the agenda for the next regularly scheduled meeting of the Zoning, Platting and Advisory Committee 
(ZPAC) forwarded to appropriate departments for review and recommendation to the Planning, Building 
and Zoning Committee (PBZC) of the County Board. After the ZPAC meeting review by appropriate 
departments, this item will be placed on the agenda for the next regularly scheduled meeting of the PBZ for 
review and recommendation to the full County Board. 

(f) Upon completion of the review by the PBZC a recommendation shall be made and the minutes of 
the ZPAC and PBZC meeting containing such recommendations shall be submitted to the full County Board. 

Section 30-98 Generally (Final Plats) 

(d) Accompanying the copy of the application for approval of the final plat shall be four (4) three (3) copies of 
the final engineering plans and specifications prepared, stamped, and signed by a State-registered professional 
engineer. Such plans and specifications shall be prepared as specified, and shall be submitted to the Plat Officer 
within one (1) year after approval of the preliminary plat; otherwise such approval shall become null and void 
unless application for an extension of time is made to and granted by KCRPC. Such extensions will not require 
an additional copy of the plat. Engineering plans and specifications must comply with all County ordinances in 
addition to the design standards in Article IV of this chapter and the improvement standards in Article V of this 
chapter. Following approval of the final engineering plans, the applicant shall supply the County with a copy of 
the approved final version in electronic CAD format, NAD 1983 State Plane Illinois East projected coordinate 
system, as required by the County. 
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(f) The application will be placed on the agenda of the next Zoning and Platting Advisory Committee 
(ZPAC) meeting forwarded to other appropriate departments for review and comment. 

(g) The application shall be reviewed by ZPAC County Staff within thirty (30) days of the date of the 
complete original submission of the final plat. A recommendation shall be made by ZPAC and the minutes 
of ZPAC meeting containing such a recommendation Comments from County Staff shall be submitted to 
KCRPC for review and recommendation. 

(h) Following a recommendation by ZPAC comments from County Staff, the application shall be placed on 
the agenda for the next regular meeting of KCRPC. 

(i) The application shall be reviewed by KCRPC within sixty (60) days of ZPAC recommendation receipt of 
comments from County Staff by the Plat Officer provided any necessary revisions or supplemental 
information requested by ZPAC County Staff have been supplied prior to KCRPC meeting. 

Section 30-135 Blocks 

(c) Pedestrian crosswalks not less than ten (10) feet wide shall be required where deemed necessary by the 
Zoning and Platting Advisory Committee County Staff to provide for pedestrian circulation or access to 
schools, playgrounds, shopping centers, transportation and other community facilities. 

Zoning Code 

Section 36-2 Definitions 

Zoning and Platting Advisory Committee (ZPAC) means an informal, strictly advisory committee and not 
a County Board committee comprised primarily of County staff and advisors. Membership includes, but 
is not limited to, representatives from the County PBZ Department, the Highway Department, the Health 
Department, the Sheriff's Department, Forest Preserve District, Soil and Water Conservation District, 
and the County Engineer or consultants. The PBZ Chairman or designee, as needed, from the Planning, 
Building and Zoning (PBZ) Committee shall serve on ZPAC. 

Section 36-35 (b) Zoning Administrator Powers and Duties 

(5) Receive, file and forward applications for zoning map and text amendments, special uses, variances, planned 
developments and other matters which under this chapter require referral to the Regional Planning Commission, 
the ZBA, the ZPAC, the PBZ Committee, or the full County Board. 

Section 36-36 County Regional Planning Commission Duties 

(1) To receive from the Zoning Administrator copies of all applications for amendments and special use permits 
along with the Committee report from the ZPAC and report thereon with its recommendations comments 
and recommendations of other appropriate departments. 

Section 36-42 (c) Amendments 

(2) A copy of such application shall thereafter be forwarded to the ZPAC County Staff, the Regional Planning 
Commission and to the County ZBA with a request to hold a public hearing and submit to the County Board a 
report of its findings and recommendations. 
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Section 36-112 (Processing Special Use and Planned Developments) 

a) An application for a special use shall be filed with the Zoning Administrator. 

(b) A copy of such application shall be forwarded to the ZPAC for review, comment, and 
recommendation. 

(c) (b) A copy of such application and the Committee report from the ZPAC shall thereafter be forwarded to 
the Regional Planning Commission for review, comment, and recommendation. 

(d) (c) A copy of such application and the reports report from the ZPAC and Regional Planning Commission 
shall thereafter be forwarded to the ZBA with a request to hold a public hearing and submit to the County Board 
a report of its findings and recommendations. 

(e) (d) The recommendation and findings of the ZBA shall be forwarded to the PBZ Committee of the County 
Board for review and recommendation prior to final action by the County Board. 

Section 36-125 (c) Planned Developments 

(2) The applicant shall request a concept review of the planned development/special use, by letter addressed to 
the Secretary of the Regional Planning Commission, to be placed on the agenda of ZPAC reviewed by 
County Staff and the next regular meeting of the Regional Planning Commission for a preliminary discussion 
and concept review of the proposed planned development at such meeting, which may be continued from time 
to time. The applicant shall present such exhibits and written information as may be necessary to fully acquaint 
the Regional Planning Commission with the proposed development, which shall include, but not necessarily be 
limited to, the following: 

a. A tentative sketch plan, which may be in freehand sketch form, showing the location and extent of the types 
of land uses proposed. 

b. The existing topography at five (5) foot contour intervals which may be taken from USGS information. 

c. Existing streets surrounding the subject property. 

d. Existing utilities, including storm drainage facilities. 

e. The following shall be provided by either graphic exhibits or written statement: 

1. The density of commercial uses, including maximum lot coverage and building height. 

2. The off-street parking and other service facilities proposed. 

3. The exception or variations to the County zoning or subdivision requirements being requested as part of the 
planned development application. 

(4) 

a. The formal petition for a planned development shall be filed with the Zoning Administrator. The Zoning 
Administrator or deputies shall be responsible for distributing the complete application to the following at the 
appropriate time: 
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1.ZPAC. 

2. 1.  Members of the Regional Planning Commission. 

3. 2. ZBA. 

4. 3. The County Board. 

Section 36-154 (c) Preliminary Site Plan/Plat Approval 

(1) The applicant shall request the preliminary plan/plat approval in addition to a petition for a zoning map 
amendment, by letter addressed to the PBZ or designee, to be placed on the agenda of the next regular 
meeting of the ZPAC for a preliminary discussion of the proposed planned development. The applicant 
shall present such exhibits and written information as may be necessary to fully acquaint the ZPAC with 
the proposed development. 

(4) The petition shall be reviewed by the ZPAC County Staff within thirty (30) days of the date of the 
complete original submission of the final plan, and a recommendation shall be made, accompanied by such 
plats, exhibits and supporting documents as shall have been presented by the petitioner, each identified for 
reference by letter or number, together with any suggested changes therein. The director or staff shall submit 
minutes of the ZPAC meeting applicable documents containing such recommendation shall be submitted to 
the Regional Planning Commission for review and recommendation, along with any written correspondence 
received from any municipality or township. 

(5) The petition shall be heard by the Regional Planning Commission within sixty (60) days of 
the ZPAC meeting receipt of comments from County Staff provided any necessary revisions or 
supplemental information requested by ZPAC have County Staff have been supplied at least thirty (30) days 
in advance of the Regional Planning Commission meeting. Upon completion of their review of the preliminary 
plan or plat, a recommendation shall be made, accompanied by such plats, exhibits and supporting documents 
as shall have been presented by the petitioner, each identified for reference by letter or number, together with 
any suggested changes therein. The minutes of the Regional Planning Commission meeting containing such 
recommendation shall be submitted to the ZBA, along with any written correspondence received from any 
municipality or township. 

Section 36-155 (c) Final Plat Approval 

(4) The petition will be placed on the agenda of the next regular meeting of the ZPAC for a preliminary 
discussion of the proposed planned development. The applicant shall present such exhibits and written 
information as may be necessary to fully acquaint the ZPAC with the final plat for the proposed 
development. forwarded to other appropriate departments for review and comment. 

(5) The petition shall be reviewed by the ZPAC County Staff within thirty (30) days of the date of the 
complete original submission of the final plan, and a recommendation shall be made, accompanied by such 
plats, exhibits and supporting documents as shall have been presented by the petitioner, each identified for 
reference by letter or number, together with any suggested changes therein. The minutes of the ZPAC meeting 
comments of County Staff containing such recommendation shall be submitted to the Regional Planning 
Commission for review and recommendation, along with any written correspondence received from any 
municipality or township. 
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(6) The petition shall be reviewed by the Regional Planning Commission within sixty (60) days of the date of 
the ZPAC meeting receipt of comments from County Staff by the Plat Officer provided any necessary 
revisions or supplemental information requested by ZPAC have  County Staff has been supplied at least thirty 
(30) days in advance the Regional Planning Commission meeting. Upon completion of their review of the final 
plat, a recommendation shall be made, accompanied by such plats, exhibits and agreements as shall have been 
presented by the petitioner, each identified for reference by letter or number, together with any suggested 
changes therein. The minutes of the Regional Planning Commission meeting containing such recommendation 
shall be submitted to the PBZ Committee of the County Board for review and recommendation to the County 
Board. 

Section 36-182 (2) (d) Site Design Standards 

Traffic studies may be required by the ZPAC County Staff or the PBZ Committee. Such traffic studies should 
address: 

1. Projected number of motor vehicle trips to enter or leave the site, estimated for daily and peak hour traffic 
levels; 

2. Projected traffic flow patterns, including vehicular movements at all major intersections likely to be affected 
by the proposed use of the site. 

Existing and proposed daily and peak hour traffic levels as well as road capacity levels shall also be provided. 

Section 36-183 (b) Filing (for Site Plan Approval) 

(b) Filing. Petitions for site plan review shall be filed in writing with the Zoning Administrator and shall be 
accompanied by such documents and information as the ZPAC County Staff or the PBZ Committee may 
require. Such documents and information shall include, but are not limited to, the following: 

(1) Completed petition for site plan review in a format developed by the County; 

(2) Application fee; 

(3) Generalized location map; 

(4) Plats and drawings depicting compliance with the aforementioned site design standards. 

Section 36-184 Procedure (Site Plan Approval) 

A written application for site plan review shall be submitted to the PBZ Department, which will schedule the 
item for review. Consultation with the appropriate County staff and consultants is encouraged throughout this 
process to ensure a minimum delay. If requested by the applicant, the County will review applications for site 
plan review concurrently with separate requests for rezoning or platting. The review process will include the 
following: 

(1) ZPAC. Zoning Administrator. One (1) copy of the complete application, along with eight (8) three (3) 
copies of the site plan, shall be submitted by the property owner or certified agent to the Zoning Administrator. 
at least fourteen (14) days prior to the ZPAC meeting. The purpose of the ZPAC meeting will be to 
evaluate the completeness of the application and to provide the applicant with feedback/input on the 
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proposed site plan. Prior to the ZPAC meeting, the Zoning Administrator shall distribute copies of the 
site plan to Committee members. After discussion on a proposed site plan, the ZPAC may approve, deny, 
or approve with modifications, or request that the applicant revise the plan and return to a 
future ZPAC meeting for further review.  Upon submittal of a complete application, the Zoning 
Administrator shall forward the application and other relevant material to appropriate departments for 
review and comment. The appropriate departments will be given fourteen (14) days from the date that 
the Zoning Administrator submitted documents to them to submit comments to the Zoning 
Administrator.  If all applicable regulations have been addressed, the Zoning Administrator shall 
approve the site plan.  If changes are required to bring the site plan into compliance, the Zoning 
Administrator shall inform the applicant of the required changes and give the applicant an opportunity 
to amend the site plan.  If the applicant fails to bring the site plan into compliance with applicable 
regulations, the site plan application will be denied.   

(2) PBZ Committee. Site plan decisions by ZPAC the Zoning Administrator may be appealed to the PBZ 
Committee. 

Information was sent to the Townships on April 23, 2025.  No comments were received.   

ZPAC reviewed the proposal at their meeting on May 6, 2025.  Discussion occurred regarding the process of 
reviewing applications, if the proposal was approved.  The overall opinion was the proposal would improve 
efficiency for the various reviewing departments.  Petition information would still be emailed.  The earliest the 
proposal could be approved by the County Board is July 15, 2025.  There could still be ZPAC meetings in June, 
July, and August.  ZPAC recommended approval of the proposal by a vote of seven (7) in favor and zero (0) in 
opposition with three (3) members absent.  The minutes of the meeting were provided. 

Member Wormley noted the importance of maximizing County Staff’s time by having one (1) less meeting.  
Some of the recent ZPAC meetings have been under ten (10) minutes.   
 
Member Stewart made a motion, seconded by Member Rodriguez, to recommend approval of the text 
amendment.   
 
The votes were as follows: 
Ayes (7):      Ashton, Bernacki, Landovitz, McCarthy-Lange, Rodriguez, Stewart, and Wormley 
Nays (0): None  
Absent (0):  None 
Abstain (3): Casey, Hamman, and Wilson  
 
The motion carried. 
 
The proposal goes to the Kendall County Zoning Board of Appeals on June 2, 2025. 
 
CITIZENS TO BE HEARD/PUBLIC COMMENT 
Member Ashton thanked the people that made positive comments amount his tenure as Regional Planning 
Commission Chairman; he was very appreciative.   
 
NEW BUSINESS 
Appointment of Bill Ashton to the Comprehensive Land Plan and Ordinance Committee  
Chairman Landovitz announced the appointment of Bill Ashton to the Comprehensive Land Plan and Ordinance 
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Committee. 
 
Update on Comprehensive Plan Update Project 
Discussion occurred regarding the May 27, 2025, open house at Ellis House. 
 
Member Wormley walked attendees through the various pages of the project website, which was designed by 
Teska Associates.  He encouraged attendees to spread the word regarding upcoming open houses and the survey 
on the project website to get diverse views.  He also discussed the work by municipalities on their respective 
plans and planning processes.   
 
OLD BUSINESS 
None 
 
REVIEW OF PETITIONS THAT WENT TO COUNTY BOARD  
Mr. Asselmeier reported that Petition 24-35 was approved by the County Board.   
 
OTHER BUSINESS/ANNOUNCEMENTS 
Mr. Asselmeier reported that Petition 25-04 will be only Petition on the agenda.   
 
ADJOURNMENT  
Member McCarthy-Lange made a motion, seconded by Member Bernacki, to adjourn.  With a voice vote of 
seven (7) ayes, the motion carried. 
 
The Kendall County Regional Planning Commission meeting adjourned at 8:33 p.m.  
 
Respectfully submitted by, 
Matthew H. Asselmeier, AICP, CFM, Director 
 
Encs.  
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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 

 

 

May 27, 2025 
 
Mr. Matt Asselmeier 
Kendall County Planning, Building, & Zoning 
111 West Fox Street 
Yorkville, IL 60560-1498 
 
Subject:   Zepelak 9318 Corneils Road – Solar Farm WBK Project 19-102.CL 
 
Dear Mr. Asselmeier: 
 
We have received and reviewed the following information for the subject project: 
 

• Stormwater Management Permit Application prepared by Lucaya Asset Management LLC 
dated April 7, 2025 and received April 16, 2025. 

• Site Plan Prepared by Enterprise Energy Dated March 18, 2025 and received April 16, 
2025. 

• Vegetation Installation and Management Plan Prepared by Enterprise Energy Dated 
March, 2025 and received April 16, 2025. 

• Stormwater and Wetland Supporting Documents Prepared by Area M Dated March, 2025 
and received April 16, 2025. 
 

The following comments require resolution prior to our recommendation for approval of plans 
and stormwater permit. 
 
General Comments 

1. Per requirement in Section 16-174.C.1 please provide copies of all other related permits 
or permit applications by other jurisdictions or agencies. Wetlands are noted on site and 
although it appears avoidance is the approach, coordinate with USACE for concurrence 
and clearance to proceed.  Provide correspondence with USACE regarding this project.   

2. If wetlands are jurisdictional indicate required wetland limits and buffers. 
3. We recommend the use of infiltration basins to mitigate peak flow and also to offset 

increases in runoff volumes. Existing drainage patterns direct surface runoff towards 
existing residential structures.  This location is particularly sensitive. 

4. Provide a stormwater narrative that describes existing and proposed conditions as well 
as quantifies the changes in peak flows to existing outfall locations. 

5. A drain tile survey is required for this project. 
6. Since vegetative land cover is a critical component of the project an easement over the 

property for vegetation management as it relates to stormwater management is 
requested. 

27



28



KCRPC and Comp Land Plan Meeting Minutes from 6.4.25          1 
 

KENDALL COUNTY  
REGIONAL PLANNING COMMISSION 

COMPREHENSIVE LAND PLAN AND ORDINANCE COMMITTEE 
 

Kendall Township Building 
9925 Route 47 

Yorkville, Illinois 60560 
 

Unapproved Meeting Minutes of June 4, 2025 – Vision Kendall Workshop 
 
Call to Order:  Kendall County Regional Planning Commission and Comprehensive Land Plan and 
Ordinance Committee Chairman Keith Landovitz called the meeting of the Kendall County 
Regional Planning Commission and Kendall County Comprehensive Land Plan and Ordinance 
Committee to order at 6:31 p.m. 
 
KCRPC Roll Call 
Members Present:  Keith Landovitz (Chairman) and Ruben Rodriguez 
Members Absent:  Bill Ashton, Eric Bernacki (Vice-Chairman), Tom Casey, Dave Hamman, Karin 
McCarthy-Lange (Secretary), Bob Stewart, Claire Wilson, and Seth Wormley 
 
Comprehensive Land Plan and Ordinance Committee Roll Call 
Members Present: Scott Gengler (Arrived at 7:15 p.m.), Matt Kellogg, and Keith Landovitz,  
Members Absent: Bill Ashton, Dave Hamman, Alyse Olson, Randy Mohr, Matthew Prochaska, 
Jeff Wehrli, and Seth Wormley 
 
Attendees:   Nancy Cinatle, Deanna Usrgias, Tom LeCuyer, Cathy Scalise, Doug Westphal, Steve 
Gengler, Stacy Skinner, Sara Mendez, David Hansen, Amy Westphal, Mike Homerding, Todd 
Milliron, Cherie Bond, Mike Bond, Matt Asselmeier, Mike Hoffman, and Yuchen Ding  
 
A quorum was not present for either Committee.     
 
Mike Hoffman from Teska Associates, Inc. explained what a comprehensive plan is, the steps in 
the planning process, the various committees and commissions involved in the process.   
 
Yuchen Ding walked attendees through the website, https://visionkendall.org/.   He explained 
the survey and interactive map.  As documents are created, they will be placed on the website. 
 
Attendees answered several questions about development and future vision of the County.   
 
Discussion occurred regarding Yorkville’s annexations out to the Eldamain/Lisbon Road area, 
plans along the Eldamain Road corridor, and realignment of Eldamain Road south of Route 71.   
 
Mr. Hoffman discussed previous planning efforts in the County.  He also discussed population 
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trends in Kendall County as they relate to historic growth rates and growth rates throughout 
the State.  He discussed economic, racial, education, employment, and housing statistics.  He 
also discussed wetlands, water supply, and farmland preservation issues.  He asked attendees 
to spread the word regarding the website and future workshops.   
 
Discussion occurred regarding strategies to publicize future meetings and the project in 
general.   
 
The gathering adjourned at 7:50 p.m.  
 
Respectfully Submitted by, 
Matthew H. Asselmeier 
Director 
 
Enc. 
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Kendall Township – June 4, 2025

Workshop #2
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Implementation

Land Use Economic
Development

Transportation Community 
Character

Community Facilities 
& Services

Housing Infrastructure

2

What is a Comprehensive Plan?
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Evaluation & Vision

• County 
Assessment

• Policy Formation

Specific Elements

• Future Land Use

• Transportation

• Sustainability

Strategies and 
Support

• Implementation

• Review and 
Approval

Kendall County Land Resource Management Plan Update

Project Website – Staff Coordination – Focus Groups – Workshops – Open Houses – Public Hearing

Steering Committee – Regional Plan Commission – PBZ Committee – County Board

Feb. 2025
3

Mar. 2026
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Residents / County Board

County 
Staff

Matt 
Asselmeier

Christina 
Burns

ZPAC

Teska Team

Mike 
Hoffman

Michael Blue

Yuchen Ding

Comp. Plan 
Committee

Planning, 
Building and 

Zoning 
Committee

Regional 
Planning 

Com.

Zoning 
Board of 
Appeals

4

The Planning Team
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1. Keith Landovitz (Committee and RPC Chair)
2. Matt Kellogg (County Board Chair)
3. Seth Wormley (County Board, PBZ Chair)
4. Scott Gengler (County Board, Past PBZ Chair)
5. Randy Mohr (ZBA Chair)
6. Alyse Olson (Soil and Water Conservation District)
7. Jeff Wehrli
8. Matthew Prochaska
9. Dave Hamman
10.Bill Ashton (RPC, former chair)

Meets the 4th Wednesday of the 
Month – check agenda at 
https://www.kendallcountyil.gov

5

Comprehensive Land Plan
& Ordinance Committee
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Completed 
To-Date

• Developed Brand, Project 
Web Site and Survey

• Most interviews

• Draft Existing Conditions 
Analysis

• First of 4 Community 
Workshops

6
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Source: Will County GIS

 Serves as the 
project’s virtual hub

 “Subscribe” feature 
allows followers to 
get email updates

 Interactive 
comment map 
allows people to 
share and view 
others’ ideas

Project Website: visionkendall.org

7
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Source: Will County GIS

Interactive Comment Map

8
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Scan with 
your phone:

Let’s Talk Kendall County

9
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What is a Current 
Conditions Analysis?

 A Conditions Analysis is an 
assessment of the current social, 
economic, physical, and 
environmental conditions of a 
planning area.

 This analysis acts as a baseline of 
facts that will inform the goals, 
strategies, and recommendations 
outlined in the Comprehensive Plan.

10
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Past Planning Efforts

 Originally adopted in 1994, the Plan is 
designed to provide a guide for controlled 
growth while maintaining the areas rural 
character.

 Individual plans were developed for each of 
the nine townships in the County.

 Over the years, the plan has revised several 
times to reflect changing development 
patterns and to incorporate supplement 
plans including:
 Fox River Corridor Plan

 Wikaduke Corridor Plan

 Water 2050 Northeastern Illinois Regional 
Water Supply/Demand Plan

 Kendall County Trails and Greenways Plan

Land Resource Management Plan

11
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Past Planning Efforts

 Adopted in 2024 and focuses on road 
improvements and funding.

 Identifies specific highway and bridge projects 
and costs of improvements and maintenance 
for the County Highway System for the next 
20 years.

 Analyzes the County’s financial capability and 
capacity to support the identified projects.

 Suggests Public transit will play a limited role in 
the County’s transportation network for the 
next 20 years.

 The 2008 recession and COVID pandemic 
made it challenging to identify traffic increase 
in corridors.

Long-Range Transportation Plan (2024-2044)

12
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Past Planning Efforts

 The Plan was adopted in 2020 to determine 
primary areas for improvements for the 
Forest Foundation of Kendall County to 
support over the next five years.

 Sets visions, priorities, goals, strategies, and 
projects upon the District’s staffing and 
financial capacities for the following core 
topics: Land Acquisitions, Conservation and 
Stewardship of Natural Resources, Preserve 
Improvements, Educational and Recreational 
Programs and Services, and Capital 
Infrastructure and Equipment.

 Provides each core topic with long-term 
goals and projects that are beyond the scope 
of the Plan.

Forest Preserve District 5-Year Plan (2020-2025)

13
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County Population Trends
(1990-2023)

39,413
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Source: 1990, 2000, 2010, 2020 Decennial Census and 2023 American Community Survey 1-Year Estimates
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 Kendall County’s MHI has been leading 
the State level over the past 30 years.

 About 44% or 19,662 households earn 
more than the County’s median 
household income; and about 70% or 
31,360 households’ incomes exceed the 
State’s median level.

Income

Source: 1990 and 2000 Decennial Census
2010 and 2023 American Community Survey 1-Year Estimates

4%9%

16%

15%
27%

29%

Household Income Distribution 
(2023)

Less than $24,999

$25,000 to $49,999

$50,000 to $74,999

$75,000 to $99,999

$100,000 to $149,999

Greater than $150,000

$42,834

$64,625

$77,987

$122,235

$32,252

$46,590
$52,972

$76,708

$0
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$60,000

$80,000

$100,000

$120,000

$140,000
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Median Household Income (1990-2023)

Kendall Illinois
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 Most residents identify as 
White non-Hispanic, with over 
20% decrease in this group 
since 2000 due to diversified 
demographics.

 Hispanic population has been 
increasing quickly, 
representing the second 
largest racial/ethnic groups in 
Kendall County.

 Other than English, Spanish 
and Asian languages are the 
other two popular languages 
spoken in Kendall County.

Source: 1990, 2000, 2010 Decennial Census and 2023 American Community Survey 1-Year Estimates

1990 2000 2010 2023

White 95% 90% 74% 61%

Black 0% 1% 6% 8%

Asian 1% 1% 3% 4%

Other Races 0% 0% 0% 0%

Two or More Races n/a 1% 1% 4%

Race (1990-2023)

Hispanic (Of Any Race) 4% 8% 16% 23%

79%
English

14%
Spanish

4%
Asian / 
Pacific
Island

Language 
Spoken at Home 

(2023)

Source: 2023 American Community Survey 1-Year Estimates

Race & Ethnicity
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Education

21%

25%

8%

35%

11%

Less than College Diploma

Some College, No Degree

Associate’s Degree

Bachelor’s Degree

Graduate or Professional Degree

0% 10% 20% 30% 40%

Educational Attainment (2023)

Source: 2023 American Community Survey 1-Year Estimates

 More than one-third of Kendall County 
residents have obtained a Bachelor’s 
degree or higher.

 Kendall County residents generally 
match the education level of the State.

High School Bachelor’s Graduate

Kendall 93% 35% 11%

Grundy 94% 22% 7%

Kane 88% 37% 13%

LaSalle 89% 18% 4%

Will 92% 34% 12%

Illinois 90% 36% 14%

Educational Attainment Comparison (2023)

93%

7%

High School Graduation (2023)

High school
graduate (includes
equivalency)
Less than high
school graduate
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20,833
Live Elsewhere, 

Work in Kendall County

70,087
Live in Kendall County,

Work Elsewhere
Live & Work in 

Kendall County

9,265

Top Industry Sectors in Kendall County Top Industry Sectors for Kendall Residents

Source: 2023 American Community Survey 1-Year Estimates, OnTheMap Application and LEHD Origin-Destination Employment Statistics (Beginning of Quarter Employment, 2nd Quarter of 2002-2022).

Retail Trade Education Accommodation 
& Food Services

Transportation & 
Warehousing

Manufacturing

19% 16% 13% 9% 8%

Health Care Retail Trade Education Manufacturing Accommodation 
& Food Services

12% 12% 10% 9% 8%

Top Residence Locations
Aurora  9.5%
Oswego  7.8%
Yorkville  6.6%
Joliet  4.9%
Plano  4.3%

Top Employment Locations
Chicago  12.8%
Aurora  9.1%
Naperville  6.1%
Oswego  4.6%
Yorkville  3.2%

Employment
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Homeowners Renters

Median Household Income $119,427 $72,955

Mortgage Status 67% n/a

Median Home Value $326,700 n/a

Median Rent Cost n/a $1,714

Median Monthly Housing Costs $1,919 $1,714

Median Monthly Costs as a Percentage of Household Income 20% 30%

% Paying > 30% of income 26% 46%

2023 American Community Survey 1-Year Estimates

Housing Affordability Housing is generally considered “affordable” 
when housing expenses are less than 30% of 
household income. 

 26% of homeowners in Kendall County are burdened by housing costs (paying more than one-third 
of their income towards housing), compared with 46% of renters.
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Wetlands
 Wetlands are areas that have three parameters: 

vegetation, soil, and water.

 Wetlands improve water quality, reduce flooding 
risk, provide habitat for wildlife, control shoreline 
erosion, and provide recreational resources.

 Kendall County is covered by seven watersheds 
that belongs to Fox River, Illinois River, and Des 
Plaines River Basins.

 The most common type of wetlands in Kendall 
County is Freshwater Forested/Shrub Wetlands, 
which can be found along waterways.

 Emergent wetlands are a transitional area 
between permanently wet and dry environments 
and are occupied by perennial plants. They can 
be found across the County sporadically.

Source: USGS 2023
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Freshwater Emergent Wetland

Freshwater Forested/Shrub Wetland

Waterbodies

Waterways

Kendall County Boundary

Legend

Aux Sable Creek

Big Rock Creek

Blackberry Creek

Des Plaines River

Du Page River

Ferson Creek-Fox River

Nettle Creek

Roods Creek-Fox River

Somonauk Creek

Waupecan Creek-Illinois River

24
56



Water Supply and Quality
 Kendall County uses groundwater to supply its 

communities.

 The groundwater resources in the County are 
divided into three units:
 The sand and gravel aquifer in the northwestern 

corner of the county that is used by Plano

 The shallow bedrock aquifers in the southwest and 
northeast corners of the county that are used by 
Newark and several smaller supplies

 The deep sandstone aquifers that occur throughout 
the county (and the northeastern Illinois region) and 
account for 75 percent of the county’s water use and 
serve Oswego, Yorkville, Montgomery, and Joliet. 

 Groundwater quality in the shallow bedrock and 
the sand and gravel aquifers is generally very 
good except for minor impacts from road salt 
runoff and agricultural activities.

 Water quality was generally better in deeper wells 
underlying thick till deposits.

Source: Illinois State Water Survey 2013

Aquifers in Kendall County 
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 Most land is classified as Prime Farmland 
and some needs improvements in drainage 
and flood controls.

 Prime farmlands have the best combination 
of physical and chemical features for 
producing crops: adequate moisture, 
growing season, temperature, drainage, and 
soil quality.

 Statewide important farmlands are mostly 
allocated to south the Fox River and 
sporadically located in the east part of the 
County.

 Most non-prime farmlands are along the 
bluffs of the Fox River and its tributaries as 
well as on a mining site in the south

Farmlands

=í ‡Ã ≈í Õ£ � + ≈í ‰‰∑∞∑ûí Í∑”Õ

Legend

All areas are prime farmland

Prime farmland if drained

Prime farmland if drained and either 
protected from flooding or not frequently 
flooded during the growing season

Farmland of statewide importance

Not prime farmland

Not applicable

Waterbodies

Waterways

Kendall County Boundary

Source: USDA 2024

26
58



Wildlife Habitats

Source: Illinois Natural Heritage 2025

 Reviewing threatened and endangered 
species helps assess habitat quality, 
ecosystem health, and compliance with 
conservation laws to guide responsible 
environmental management.

 Endangered species are at immediate risk 
of extinction. Threatened species are likely 
to become endangered in the near future 
if protective measures aren’t taken.

 15 species are listed as endangered, and 9 
species are listed as threatened.

 The last observations of Spike (1958), 
White Bergamot (1973), Forked Aster(1983), 
Loggerhead Shrike (1985), Heart-leaved 
Plantain (1991), Monkeyface (1991) are 
before 2000.

Rock Elm

False
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Forked Aster

Rusty Patched 
Bumble Bee

Showy Lady's 
Slipper

Blanding's 
Turtle

Spike Butternut

Loggerhead 
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Flower

Greater 
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Alder 
Buckthorn

Bulrush

American 
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Rainbow Heart-Leaved 
Plantain

Endangered
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Sedge Mottled 
Sculpin

Beaked 
Spikerush
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River 
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Arrow Grass 27

59



28
60



Learn more at visionkendall.org

Thank You
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KCRPC and Comp Land Plan Meeting Minutes from 6.17.25          1 
 

KENDALL COUNTY  
REGIONAL PLANNING COMMISSION 

COMPREHENSIVE LAND PLAN AND ORDINANCE COMMITTEE 
 

Charles B. Phillips Public Library 
6 N. Jackson Street 

Newark, Illinois 60541 
 

Unapproved Meeting Minutes of June 17, 2025 – Vision Kendall Workshop 
 
Call to Order:  Kendall County Regional Planning Commission and Comprehensive Land Plan and 
Ordinance Committee Chairman Keith Landovitz called the meeting of the Kendall County 
Regional Planning Commission and Kendall County Comprehensive Land Plan and Ordinance 
Committee to order at 6:31 p.m. 
 
KCRPC Roll Call 
Members Present:  Dave Hamman, Keith Landovitz (Chairman), and Karin McCarthy-Lange 
(Secretary)  (Arrived at 6:38 p.m.) 
Members Absent:  Bill Ashton, Eric Bernacki (Vice-Chairman), Tom Casey, Ruben Rodriguez, Bob 
Stewart, Claire Wilson, and Seth Wormley 
 
Comprehensive Land Plan and Ordinance Committee Roll Call 
Members Present: Dave Hamman, Keith Landovitz, Randy Mohr, and Alyse Olson 
Members Absent: Bill Ashton, Scott Gengler, Matt Kellogg, Matthew Prochaska, Jeff Wehrli, and 
Seth Wormley 
 
Attendees:   Carol Fruland, Luna Sparaggon, Carol Johnson, Charlene Sligting, Demetra Turman, 
Delene Drew, John Kellogg, Gary Fruland, Donald Nelson, Marilynn Thompson, Dick Thompson, 
Lynette Heiden, Cliff Fox, Rick Kuhn, Jim Davis, Loretta Tadlock, Jack Olson, Lily Smogor, Matt 
Asselmeier, Mike Hoffman, and Yuchen Ding  
 
A quorum was not present for either Committee.     
 
Mike Hoffman from Teska Associates, Inc. explained what a comprehensive plan is, the steps in 
the planning process, the various committees and commissions involved in the process.   
 
Yuchen Ding walked attendees through the website, https://visionkendall.org/.   He explained 
the survey and interactive map.  As documents are created, they will be placed on the website. 
 
Member McCarthy-Lange arrived at this time (6:38 p.m.). 
 
Attendees answered several questions about development and future vision of the County.   
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Discussion occurred regarding municipal annexations and working with municipalities on this 
project.   
 
Discussion occurred regarding the six (6) museums in and near Kendall County.   
 
Discussion occurred regarding the forty (40) acre rule. 
 
Discussion occurred regarding the expectations of the level of government services from new 
residents.   
 
Discussion occurred regarding the impact of agricultural uses on the aquifer.    
 
Requests were made for paper copies of the survey. 
 
Discussion occurred regarding the placement of commercial solar and wind facilities. 
 
Discussion occurred regarding Newark’s infrastructure.   
 
Mr. Hoffman discussed previous planning efforts in the County.  He also discussed population 
trends in Kendall County as they relate to historic growth rates and growth rates throughout 
the State.  He discussed economic, racial, education, employment, and housing statistics.  He 
also discussed wetlands, water supply, and farmland preservation issues.  He asked attendees 
to spread the word regarding the website and future workshops.   
 
The gathering adjourned at 8:05 p.m.  
 
Respectfully Submitted by, 
Matthew H. Asselmeier 
Director 
 
Enc. 
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RPC Memo – Prepared by Matt Asselmeier – June 18, 2025 Page 1 of 10  

DEPARTMENT OF PLANNING, BUILDING & ZONING 
807 West John Street • Yorkville, IL • 60560 

(630) 553-4141                  Fax (630) 553-4179 
 

Petition 25-04 
Daniel J. Gorman on Behalf of USA Energy Independence, LLC 
(Prospective Buyer) and Stanley L. Zepelak on Behalf of Lucaya 

Asset Management, LLC (Current Owner) 
A-1 Special Use Permit for Commercial Solar Energy Facility and 

          Variance to Allow the Facility on Land Within 1.5 Miles of a 
          Municipality Without an Annexation Agreement  

 
UPDATE FROM MAY REGIONAL PLANNING COMMISSION MEETING 
The Kendall County Zoning Board of Appeals initiated a public hearing on this proposal on June 2, 2025.  
Discussion occurred regarding the timing of notifications and the possibility of Yorkville annexing the property.  
The matter was continued to the June 30, 2025, Zoning Board of Appeals hearing.  The minutes for this hearing 
are included as Attachment 17. 
 
Bristol Township reviewed the proposal at their meeting on May 7, 2025.  Bristol Township recommended 
approval of the proposal.  The minutes are included as Attachment 18. 
 
The United City of Yorkville’s Planning and Zoning Commission reviewed the proposal at their meeting on June 
11, 2025.  The Planning and Zoning Commission recommended not to object to the proposal by a vote of five 
(5) in favor and one (1) in opposition.  The proposal goes to the Yorkville Economic Development Committee 
on July 1, 2025, and the Yorkville City Council on July 8, 2025.  An email explaining this information is included 
as Attachment 19. 
 
At their meeting on June 17, 2025, the County Board approved the special use permit for the commercial solar 
project in the 10000 Block of Ament Road. The County Board also approved a community benefits agreement.  
In that agreement, the Petitioner agreed to pay the County approximately Three Thousand Dollars ($3,000) per 
megawatt annually with five percent (5%) increases every five (5) years.  The agreement is included as 
Attachment 20.   
 
INTRODUCTION 
The Petitioner is seeking a special use permit for a commercial solar energy facility and a variance to Section 
36-282(17)a of the Kendall County Code to allow a commercial solar energy facility on land within one point 
five (1.5) miles of municipality without an annexation agreement.   

The application materials, including the boundary survey, are included as Attachment 1.  Stormwater 
information, including the wetland delineation report, is included as Attachment 2.  The site plan is included as 
Attachment 3.  The vegetative management plan is included as Attachment 4.  Decommissioning information 
is included as Attachment 5.  The Agricultural Impact Mitigation Agreement is included as Attachment 6. 

SITE INFORMATION 
PETITIONER: 

 
Daniel J. Gorman on Behalf of USA Energy Independence, LLC (Prospective Buyer) 
and Stanley L. Zepelak on Behalf of the Lucaya Asset Management, LLC (Current 
Owner) 
 

ADDRESS: 
 

Between 9417 and 9221 Corneils Road, Bristol 

LOCATION: Approximately 0.5 Miles East of Route 47 on the North Side of Corneils Road 
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Aerial of Entire Property 

 

 
 
 

         TOWNSHIP: 
 

 
 
Bristol 

PARCEL #: 
 

02-09-400-007 
 

LOT SIZE: 
 

37.03 +/- Acres (Total Parcel) and 20.1 +/- (Fenced Area)   

EXISTING LAND 
USE: 

 

Agricultural 

ZONING: 
 

A-1  
 

LRMP: 
 

Future 
Land Use 

Suburban Residential (Max 1.00 DU/Acre) (County)  
Estate/Conservation Residential (Yorkville) 

Roads Corneils Road is a Minor Collector Road maintained by Bristol 
Township. 

Trails The United City of Yorkville has a trail planned along Corneils Road. 

Floodplain/ 
Wetlands 

There are no floodplains on the property.  There is one (1) farmed 
wetland on the property and two (2) additional wet areas on the 
property identified in the wetland delineation report. 

  
 

REQUESTED 
ACTIONS: 

Special Use Permit for a Commercial Solar Energy System      

Variance to Allow a Commercial Solar Energy System on Land with One Point Five 
(1.5) Miles of a Municipality without an Annexation Agreement 

 
APPLICABLE 

REGULATIONS: 
§36-282(17) – A-1 Special Uses 
 
§36-39 – Variance Procedures 
 
Chapter 36, Article II, Division 3, Subdivision I – Special Use Procedures 
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SURROUNDING LAND USE 
Location Adjacent Land Use Adjacent 

Zoning 
Land Resource 

Management Plan 
Zoning within ½ 

Mile 
North Agricultural 

 
R-2, R-2D, R-3, 

and B-3 
(Yorkville) 

Urbanized Communities 
(County) 

Estate/Conservation 
Residential (Yorkville) 

 
 

A-1 
(County) 

R-2, R-2D, R-3, and 
B-3 

(Yorkville) 

South Agricultural and Single-
Family Residential 

A-1 and R-3 
(County) 

 
 

Suburban Residential 
(County)  

Estate/Conservation 
Residential and Metra 

Station Transit Oriented 
Development 

(Yorkville) 
 

A-1 and R-3 
(County) 

R-4 and B-3 
(Yorkville) 

East Agricultural and Single-
Family Residential 

A-1 (County) 
R-2, R-2D, R-3, 

and B-3 
(Yorkville) 

Urbanized Communities 
and Suburban 

Residential (County) 
 
 
 

Estate/Conservation 
Residential 
(Yorkville) 

 

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

(County)  
R-2, R-2D, R-3, and 

B-3 
(Yorkville) 

 

West Agricultural and Single-
Family Residential 

A-1 (County) 
R-2 (Yorkville) 

Urbanized 
Communities, Suburban 

Residential, and 
Commercial (County) 
Estate/Conservation 

Residential  
(Yorkville) 

A-1, A-1 SU, and  
R-3 (County) 
R-2 and B-3 
(Yorkville) 

 
The A-1 special use permit to the east is for a landscaping business.  The A-1 special use permit to the west is 
for a welding business. 
 
Approximately thirty-three (33) homes, not including the homes in the original town of Bristol Station are located 
within half (1/2) of a mile of the subject property.  Raging Waves water park is also located within half (1/2) of 
a mile of the subject property.     
 
PHYSICAL DATA 

ENDANGERED SPECIES REPORT 
EcoCAT Report identified protected resources in the area, but negative impacts were unlikely.  The 
Illinois Department of Natural Resources recommended establishing pollinator friendly habitat as 
groundcover where feasible and the site should be de-compacted before planting.  The letter from the 
Illinois Department of Natural Resources is included as Attachment 1, Pages 46 and 47. 
 
NATURAL RESOURCES INVENTORY 

 The LESA Score was 179 indicating a low level of protection.  The NRI Report is included as Attachment 
11.   

 
ACTION SUMMARY 
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BRISTOL TOWNSHIP     
Petition information was sent to Bristol Township on April 23, 2025.   
 
Prior to submittal to Kendall County, the Bristol Township Board reviewed the proposal on April 7, 2025, 
but that meeting was for informational purposes only. 

 
UNITED CITY OF YORKVILLE 
Petition information was sent to the United City of Yorkville on April 23, 2025.  
 
Prior to formal application submittal, the United City of Yorkville submitted an email stating they would 
not pursue annexation at this time.  The email notes the proximity of several homes to the subject 
property; the proposal does not meet Yorkville’s one thousand foot (1,000’) setback requirement from 
Corneils Road; the proximity to a wetland was noted; five (5) new utility poles were proposed.  
Yorkville’s email is included as Attachment 7. 
 
On March 25, 2025, Yorkville submitted an email requesting a forty-foot (40’) right-of-way dedication.  
On April 2, 2025, Bristol Township submitted an email agreeing to the requested dedication.  These 
emails are included as Attachments 8 and 9.   
 
Yorkville plans to review this proposal at their June meetings.   

   
BRISTOL-KENDALL FIRE PROTECTION DISTRICT 
Petition information was sent to the Bristol-Kendall Fire Protection District on April 23, 2025.  
 
ZPAC 
ZPAC reviewed the proposal at their meeting on May 6, 2025.  It was clarified that the special use 
permit runs with the land.  Soil tests had not occurred at the property.  A condition adding a community 
impact agreement was discussed.  Mr. Klaas did not agree that the project would generate no air, noise, 
or water pollution as outlined in the first finding of fact for the special use permit.  He believed that the 
production, installation, and decommissioning of solar panels did create pollution.  Mr. Guritz 
questioned the installation of Spruce trees as outlined in the landscaping plan.  ZPAC issued a neutral 
recommendation with an amendment adding the community impact agreement to the list of conditions 
by a vote of seven (7) in favor and zero (0) in opposition with three (3) members absent.  The minutes 
of the meeting are included as Attachment 14.  Following the ZPAC meeting, the Petitioner offered to 
replace the Spruce trees with evergreens of a similar height and width.   
 
RPC 
The Kendall County Regional Planning Commission reviewed the proposal at their meeting on May 28, 
2025.    Discussion occurred regarding the timing of Yorkville’s review of the proposal.  Discussion also 
occurred regarding various setback requirements.  Discussion occurred regarding the 
decommissioning bond amount.  Discussion occurred regarding the future land uses planned for the 
area.  Neighbors spoke in favor of the project; they favored having solar panels instead of homes in the 
area and that drainage will be addressed as part of site development.  The Kendall County Regional 
Planning Commission voted to continue the project to their June meeting by a vote of seven (7) in favor 
and zero (0) in opposition with three (3) members absent.  The minutes of the meeting are included as 
Attachment 15.  The reason for the continuance was to get comments from Yorkville and Bristol 
Township and to allow the State’s Attorney Office to complete their review of a community impact 
agreement template. 

 
GENERAL INFORMATION 
Per § 36-282(17) of the Kendall County Code, commercial solar energy facilities businesses can be special 
uses on A-1 zoned property subject to the following conditions (Staff Comments in Bold): 
 

a. All commercial solar energy facilities and test solar energy systems located within one point five (1.5) 
miles of a municipality shall either annex to the municipality or obtain an annexation agreement with 
the municipality requiring the municipality’s regulations to flow through the property.  Petitioner is 
requesting a variance.   
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b. The setbacks for commercial solar energy facilities shall be measured from the nearest edge of any 
component of the facility as follows:  
 
Occupied Community Buildings or Dwellings on Nonparticipating Properties-One hundred fifty feet 
(150’) from the nearest point on the outside wall of the structure 
 
Boundary Lines of Participating Properties-None 
 
Boundary Lines of Nonparticipating Properties-Fifty feet (50’) to the nearest point on the property line 
of the nonparticipating property   
 
Public Road Rights-Of-Way-Fifty feet (50’) from the nearest edge   
 
The above setbacks do not exempt or excuse compliance with electric facility clearances approved or 
required by the National Electrical Code, the National Electrical Safety Code, Commerce Commission, 
Federal Energy Regulatory Commission, and their designees or successors. Per the site plan, see 
Attachment 3, Page 1, the closet nonparticipating structure is greater than two hundred fifty feet 
(250’) from the solar panels.  The solar panels are greater than five hundred feet (500’) from 
Corneils Road.   

 
c. A commercial solar energy facility’s perimeter shall be enclosed by fencing having a height of at least 

six feet (6’) and no more than twenty-five feet (25’).  This is true. Per the application materials, see 
Attachment 1, Page 9, the fence is proposed to be six feet (6’) in height.  As noted in the site 
plan, see Attachment 3, Page 4, the fence will be six inches (6”) above the finished grade.  The 
fence will be chain link topped with barbed wire. 
 

d. No component of a solar panel as part of a commercial solar energy facility shall have a height of more 
than twenty feet (20’) above ground when the solar energy facility’s arrays are at full tilt.  This is true.  
Per the site plan, see Attachment 3, Page 2, the maximum height will be ten feet, eleven and 
three-eighths inches (10’-11 3/8”).   

 
e. The above setback, fencing, and component height requirements may be waived subject to written 

consent of the owner of each affected nonparticipating property.  This written consent shall be submitted 
at the time of application submittal.  No such consent requested or needed. 

 
f. Sound limitations for components in commercial solar energy facilities shall follow the sound limitations 

established by the Illinois Pollution Control Board.  A noise study was provided; see Attachment 12.   
 

g. The County shall not require standards for construction, decommissioning, or deconstruction of a 
commercial solar energy system or related financial assurances to be more restrictive than an 
agricultural impact mitigation agreement set in State law.   The amount of any decommissioning 
payment shall be limited to the cost identified in the decommissioning or deconstruction plan, as 
required by the agricultural impact mitigation agreement, minus the salvage value of the project.  A 
copy of the agricultural impact mitigation agreement shall be submitted with the application materials. 
The decommissioning plan is included as Attachment 5 and is outlined in the Agricultural 
Impact Mitigation Agreement, which is included as Attachment 6.  As noted on Page 2 of 
Attachment 5, the Petitioner is offering a bond of Fifty Thousand Dollars ($50,000).  As 
suggested on Page 2 of Attachment 5, the Petitioner is agreeable to not fight the County in court, 
if the County wished to acquire title to the subject property in the event that the 
decommissioning bond is insufficient to cover all of the costs.   

 
h. A vegetative screening shall be placed around the commercial solar energy facility.  The site plan 

(Attachment 3) references a row of Black Hills Spruce and a row of Buttonbush.  The spruce will 
be six feet (6’) minimum in height within three (3) years of planting and the Buttonbush will be 
four feet (4’) minimum in height within three (3) years of planting, as outlined on Page 8 of 
Attachment 3.  The vegetative management plan was provided as Attachment 4.  The types of 
vegetation, timing of planting, and maintenance plan are included in the vegetative management 
plan.  Following the ZPAC meeting, the Petitioner offered to replace the Spruce trees with 
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evergreens of a similar height and width.      
 

i. Commercial solar energy facility applicants shall provide the results and recommendations from 
consultations with the Illinois Department of Natural Resources obtained through the Ecological 
Compliance Assessment Tool (EcoCat) or a comparable successor tool.  The commercial solar energy 
facility applicant shall adhere to the recommendations provided through this consultation.  The EcoCat 
was submitted and the recommendation was to establish pollinator friendly habitat as 
groundcover where feasible and the site should be de-compacted before planting.  The letter 
from the Illinois Department of Natural Resources is included as Attachment 1, Pages 46 and 
47. 
 

j. Commercial solar energy facility applicants shall provide the results of the United States Fish and 
Wildlife Service’s Information for Planning and Consulting environmental review or a comparable 
successor toll that is consistent with the U.S. Fish and Wildlife Service’s Land-Based Wind Energy 
Guidelines and any applicable United States Fish and Wildlife Service solar wildlife guidelines that have 
been subject to public review.  This was provided on Pages 48 through 62 of the application 
material (Attachment 1).  Five (5) threatened or endangered species were in the area.   

 
k. A facility owner shall demonstrate avoidance of protected lands as identified by the Illinois Department 

of Natural Resources and the Illinois Nature Preserve Commission or consider the recommendations 
of the Illinois Department of Natural Resources for setbacks from protected lands, including areas 
identified by the Illinois Nature Preserve Commission.  While the site is designed around one (1) 
farmed wetland, there are other wet areas on the property that need to be examined through the 
stormwater permit review process.   

  
l. A facility owner shall provide evidence at the time of application submittal of consultation with the Illinois 

State Historic Preservation Office to assess potential impacts on State-registered historic sites under 
applicable State law.   This information was provided as Attachment 10.  The State Historic 
Preservation Office is requesting a Phase I Archeological Survey, per Attachment 10, Page 14.   

 
m. A commercial solar energy facility owner shall plant, establish, and maintain for the life of the facility 

vegetative ground cover consistent with State law and the guidelines of the Illinois Department of 
Natural Resources’ vegetative management plans.  The vegetation management plan shall be required 
at the time of application submittal.   The vegetation management plan, including timelines for 
planting and maintenance of the vegetation, was provided, see Attachment 4.   

 
n. The facility owner shall enter into a road use agreement with the jurisdiction having control over the 

applicable roads.  The road use agreement shall follow applicable law.  The facility owner shall supply 
the Kendall County Planning, Building and Zoning Department with a copy of the road use agreement.  
This provision shall be waived if the jurisdiction having control over the applicable roads does not wish 
to enter into an agreement.   As of the date of this memo, the road use agreement negotiations 
are ongoing.  The application materials (Attachment 1, Page 10) and the site plan (Attachment 
3) show at a fifteen foot (15’) wide gravel road inside a twenty foot (20’) road easement on the 
southeast corner of the property.  The entrance off of Corneils Road will be forty feet (40’) wide.   

 
o. The facility owner shall repair or pay for the repair of all damage to the drainage system caused by the 

construction of the commercial solar energy system within a reasonable time after construction of the 
commercial solar energy facility is complete.  The specific time shall be set in the special use permit.  
No drain tile information was provided.  On Page 13 of Attachment 1, there is a statement that 
no drain tile exists on the property.   

 
BUILDINGS AND BUILDING CODES 
No buildings are planned for the site.  Any structures proposed for the site, including the solar arrays, shall 
obtain applicable permits. 
   
ENVIRONMENTAL HEALTH 
The property is presently farmland.  No wells, septic systems, or refuse collection points were identified.   
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STORMWATER 
The proposed area of disturbance is approximately point six-five acres (0.65).  The County has concerns 
regarding the wet areas identified in the wetland delineation report (Attachment 2) and the farmed wetland 
identified on the property.  The Petitioner submitted a stormwater permit application.   
 
The temporary laydown area shown on the site plan (Attachment 3) is not proposed to be gravel.  
 
Four (4) infiltration basins are shown on the site plan (Attachment 3).  Three (3) of these basins would be 
installed if required by the stormwater pollution prevention plan.  No information regarding the infiltration basin 
was provided.    
 
WBK Engineering submitted a letter on May 27, 2025.  They had six (6) comments including determining if the 
wetlands are jurisdictional, providing a narrative describing existing and proposed conditions, providing a drain 
tile study, and providing an easement over the property for vegetative management.  WBK Engineering’s letter 
is included as Attachment 16. 
 
ACCESS 
The application materials (Attachment 1, Page 10) and the site plan (Attachment 3) show a fifteen foot (15’) 
wide gravel road inside a twenty foot (20’) road easement on the southeast corner of the property.  The entrance 
off of Corneils Road will be forty feet (40’) wide.   
 
PARKING AND INTERNAL TRAFFIC CIRCULATION 
No permanent parking was proposed.  There will be a staging area during construction. 
 
LIGHTING 
No lighting was proposed. 
 
SIGNAGE 
The Petitioner proposed installing one (1) sign at the vehicular access gate stating emergency contact 
information (Attachment 1, Page 13).   
 
GLARE 
A glare study was provided as Attachment 13.   
 
IMPACT ON PROPERTY VALUES 
No information was provided regarding impacts on property values 
 
ODORS 
No odors were foreseen. 
 
NOISE 
A noise study was provided as Attachment 12.   
 
RELATION TO OTHER SPECIAL USES 
If approved, this would be the third special use permit for a commercial solar energy facility in unincorporated 
Kendall County. 
 
FINDINGS OF FACT-SPECIAL USE PERMIT 
§ 36-119 of the Kendall County Code outlines findings that the Zoning Board of Appeals must make in order to 
recommend in favor of the applicant on special use permit applications.  They are listed below in italics.  Staff 
has provided findings in bold below based on the recommendation:  
 
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 Project will generate clean, renewable 
electricity while producing no air, noise, or water pollution, or ground contamination.  The front portion 
of the parcel closest to Corneils Road will be retained for agricultural use and/or future residential use.  
The Petitioner submitted a vegetative management plan outlining the types of vegetation that will be 
planted, the timing of planting, and a maintenance plan for the vegetation.   
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The special use will not be substantially injurious to the use and enjoyment of other property in the immediate 
vicinity for the purposes already permitted, nor substantially diminish and impair property values within the 
neighborhood. The Zoning classification of property within the general area of the property in question shall be 
considered in determining consistency with this standard. The proposed use makes adequate provisions for 
appropriate buffers, landscaping, fencing, lighting, building materials, open space and other improvements 
necessary to insure that the proposed use does not adversely impact adjacent uses and is compatible with the 
surrounding area and/or the County as a whole. The proposal will not interfere with the use and enjoyment 
of nearby properties. The surrounding properties are zoned A-1 and various residential classifications 
and will not be prevented from continuing any existing use or from pursuing future uses. The proposal’s 
operations would be quiet and minimal traffic will occur after installation is completed.   The solar 
panels are setback from Corneils Road and screened by vegetation from neighboring houses to avoid 
negative visual impacts.   
 
Adequate utilities, access roads and points of ingress and egress, drainage, and/or other necessary facilities 
have been or are being provided. The proposal will have adequate utility interconnections designed in 
collaboration with ComEd. The proposal does not require water, sewer, or any other public utility 
facilities to operate. The Petitioner will also build all roads and entrances at the facility and will enter 
into an agreement with Bristol Township regarding road use.  After initial construction traffic, landscape 
maintenance and maintenance to the project components are anticipated to occur on an as-needed 
basis, consistent with the vegetative management plan. Existing traffic patterns will not be impacted in 
the post-construction operations phase. While no drain tile is believed to be on the subject property, 
damaged drain tile will be repaired as outlined in the Agricultural Impact Mitigation Agreement and a 
condition attached to this special use permit.   
 
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. If the requested variance is granted, the proposal meets 
all applicable regulations.    
 
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. The proposal is also consistent with a goal and 
objective found on page 3-4 of the Land Resource Management Plan, “Support the public and private 
use of sustainable energy systems (examples include wind, solar, and geo-thermal).”  However, the 
proposal is located on property classified as Residential on the Future Land Use Map and the Kendall 
County Regional Planning Commission recommended denial of similar proposals.   
 
FINDINGS OF FACT-VARIANCE 
§36-39 of the Kendall County Code outlines findings that the Zoning Board of Appeals must make in order to 
grant variations. They are listed below in italics.  Staff has provided findings in bold below based on the 
recommendation:  
 
The particular physical surroundings, shape, or topographical condition of the specific property involved would 
result in a particular hardship or practical difficulty upon the owner if the strict letter of the regulations were 
carried out. The subject property is located within one point five (1.5) miles of the United City of Yorkville.  
Information was provided stating that the United City of Yorkville did not wish to annex the property or 
enter into a pre-annexation agreement.   
The conditions upon which the requested variation is based would not be applicable, generally, to other property 
within the same zoning classification. Other A-1 zoned properties within one point five (1.5) miles of a 
municipality could request a similar variance, if the municipality refuses to annex or enter into a pre-
annexation agreement.   

 
The alleged difficulty or hardship has not been created by any person presently having an interest in the 
property. The difficulty was created because the United City of Yorkville did not wish to enter into a pre-
annexation agreement or annex the property.   
 
The granting of the variation will not materially be detrimental to the public welfare or substantially injurious to 
other property or improvements in the neighborhood in which the property is located. Granting the variance 
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would not be detrimental to the public or substantially injurious to other properties.   
  
That the proposed variation will not impair an adequate supply of light and air to adjacent property, or 
substantially increase the congestion in the public streets or increase the danger of fire, or endanger the public 
safety or substantially diminish or impair property values within the neighborhood. The proposed variance 
would not impair light or air on adjacent property, cause congestion, increase the danger of fire, or 
negatively impact property values.  
 
RECOMMENDATION  
Given that the Kendall County Regional Planning Commission previously recommended denial of proposals on 
properties classified as Residential on the County’s Future Land Use Map, and because of lack of clarity in 
State law regarding using the LaSalle and Sinclar Factors in evaluating applications of special use permits for 
commercial solar facilities, Staff’s recommendation is neutral.  Assuming that conditions can be imposed on the 
special use permit, the proposed conditions and restrictions are as follows:   
 

1. The site shall be developed substantially in accordance with the submitted site plan (Attachment 3), 
vegetative management plan (Attachment 4), decommissioning plan (Attachment 5), road access plan 
(yet to be submitted), and Agricultural Impact Mitigation Agreement (Attachment 6).  The Black Hills 
Spruce shall be planted in one (1) row and the Buttonbush shall be planted in a second row.     

2. A variance to section 36-282(17)(a) of the Kendall County Code is hereby granted allowing a 
commercial solar energy facility within one point five (1.5) miles of a municipality without an annexation 
or pre-annexation agreement. 

3. The developer and/or owner of the subject property allowed by this special use permit shall enter into 
a community benefits agreement with Kendall County (Added at ZPAC).   

4. In the event that the decommissioning bond is insufficient to cover the costs of decommissioning the 
site as outlined in the decommissioning plan (Attachment 5), the owners of the subject property shall 
not contest in court if the County wishes to obtain title to the subject property to cover the costs of 
decommissioning the use allowed by this special use permit.   

5. Within ninety (90) days of the approval of the special use permit, the owners of the subject property 
shall dedicate a strip of land forty feet (40’) in depth along the southern property line to Bristol Township.  
The Kendall County Planning, Building and Zoning Committee may grant an extension to this deadline.  

6. None of the vehicles or equipment parked or stored on the subject property allowed by the special use 
permit shall be considered agricultural vehicles or agricultural equipment. 

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

8. Any structures, including solar arrays, constructed, installed, or used allowed by this special use permit 
shall not be considered for agricultural purposes and must secure applicable building permits.   

 
9. One (1) warning sign shall be placed near or on the entrance gate.  This sign shall include, at minimum, 

the address of the subject property and a twenty-four (24) hour emergency contact phone number.  
Additional signage may be installed, if required by applicable law. 
 

10. KenCom and other applicable public safety agencies shall be supplied the access code to the Knox 
Box/security gate.   
 

11. Damaged drain tile will be repaired on a timeframe approved by the Kendall County Planning, Building 
and Zoning Department.  

 
12. The operators of the use allowed by this special use permit acknowledge and agree to follow Kendall 

County’s Right to Farm Clause. 
 

13. The property owner and operator of the use allowed by this special use permit shall follow all applicable 
Federal, State, and Local laws related to the operation of this type of use. 
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14. 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.   
 

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

 
16. This special use permit and variance shall be treated as a covenant running with the land and is binding 

on the successors, heirs, and assigns as to the same special use conducted on the property. 
 
ATTACHMENTS  
1. Application Materials 
2. Wetland Delineation Reports 
3. Site Plan 
4. Vegetative Management Plan 
5. Decommissioning Information 
6. Agricultural Impact Mitigation Agreement 
7. January 27, 2025, Email from the United City of Yorkville 
8. March 25, 2025, Email from the United City of Yorkville 
9. April 2, 2025, Email from Bristol Township 
10. State Historic Preservation Office Information 
11. NRI Report 
12. Noise Study 
13. Glare Study 
14. May 6, 2025 ZPAC Meeting Minutes (This Petition Only) 
15. May 28, 2025, Kendall County Regional Planning Commission Minutes (This Petition Only) 
16. May 27, 2025, Letter from WBK Engineering 
17. June 2, 2025, Kendall County Zoning Board of Appeals Minutes (This Petition Only) 
18. May 7, 2025, Bristol Township Meeting Minutes 
19. June 12, 2025, Email from the United City of Yorkville 
20. Community Benefit Agreement Template 
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MINUTES – UNOFFICIAL UNTIL APPROVED 
KENDALL COUNTY 

ZONING BOARD OF APPEALS MEETING 
110 WEST MADISON STREET, COURT ROOM 

YORKVILLE, IL 60560 
June 2, 2025 – 7:00 p.m. 

CALL TO ORDER 
Chairman Randy Mohr called the Zoning Board of Appeals meeting to order at 7:00 p.m. 

ROLL CALL: 
Members Present: Tom LeCuyer, Cliff Fox, Randy Mohr, Dick Thompson, Jillian Prodehl, and Dick 
Whitfield 
Members Absent:  Scott Cherry  
Staff Present: Matthew Asselmeier, AICP, CFM, Director and Wanda Rolf, Office Assistant 
Others Present:  Dan Gorman 

PETITIONS: 
The Zoning Board of Appeals started their review of Petition 25-04 and opened a public hearing at 7:01 
p.m.

Petition 25 – 04 – Daniel J. Gorman on Behalf of USA Energy Independence, LLC (Prospective Buyer) 
and Stanley L. Zepelak on Behalf of the Lucaya Asset Management, LLC (Current Owner) 
Request:            Special Use Permit for a Commercial Solar Energy Facility and Variance to Section 36-

282(17)(a) of the Kendall County Code to Allow a Commercial Solar Energy Facility on 
Land within One Point Five (1.5) Miles of Municipality without an Annexation 
Agreement    

PIN:  02-09-400-007
Location:   Between 9417 and 9221 Corneils Road, Bristol, in Bristol Township
Purpose: Petitioner Would Like to Install a Commercial Solar Energy Facility; Property is Zoned A-1

Mr. Asselmeier summarized the request. 

At their meeting on May 28, 2025, the Kendall County Regional Planning Commission voted to continue 
their review of this proposal to their June 25, 2025, meeting.  The Commission would like to get 
comments from Yorkville and Bristol Township and they would like to give the State’s Attorney’s Office 
time to complete their review of the community impact agreement template.   

Chairman Mohr asked if the petition was sent to Bristol Township.  He stated that traditionally the 
townships are given a thirty (30) day notice.    Mr. Asselmeier stated that it would be thirty (30) by the 
next Zoning Board of Appeals hearing.    

Attachment 17, Page 1
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Member LeCuyer made a motion, seconded by Member Whitfield, to continue this petition until 
Yorkville’s comments are received. 
 
The votes were as follows: 
Ayes (6):  LeCuyer, Mohr, Prodehl, Thompson, Whitfield, and Fox 
Nays (0): None 
Abstain (0): None 
Absent (1): Cherry 
 
The motion carried. 

The proposal will go back to the Kendall County Regional Planning Commission on June 25, 2025, and 
the Kendall County Zoning Board of Appeals hearing will be continued to June 30, 2025. 

The Zoning Board of Appeals completed their review of Petitions 25-04 and recessed the public hearing 
at 7:01 p.m. 
 
PUBLIC COMMENTS 
Mr. Asselmeier reported that Petition 25-04 will be only Petition on the agenda for the June 30, 2025, 
hearing. 
 
Chairman asked if the United City of Yorkville will annex the property involved with Petition 25-04.  Mr. 
Asselmeier stated that the project is still being reviewed by the United City of Yorkville.   
 
ADJOURNMENT OF THE ZONING BOARD OF APPEALS 
Member LeCuyer made a motion, seconded by Member Thompson, to adjourn.  
 
With a voice vote of six (6) ayes, the motion carried.   
 
The Zoning Board of Appeals meeting adjourned at 7:15 p.m. 
 
Respectfully submitted by, 
Matthew H. Asselmeier 
Director of Planning, Building and Zoning 
 
Exhibits 

1. Memo on Petition 25-04 Dated May 29, 2025 
2. Certificate of Publication and Green Cards from Mailing for Petition 25-04 (Not Included with 

Report but on file in Planning, Building and Zoning Office) 
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COMMUNITY BENEFITS AGREEMENT 

THIS COMMUNITY BENEFITS AGREEMENT (“Agreement”) is made this 

__ day of   , 2025, between Ament Solar 1, LLC, a Delaware limited liability 

company (the “Developer”) and the County of Kendall, Illinois, an Illinois body politic 

(the “County”) (individually Developer and the County are each a “Party” and 

collectively are the “Parties”).   

WHEREAS, Developer proposes to construct, own and operate a solar farm at 

parcels 05-16-300-006 and 05-17-400-005 and known as the Ament Solar 1, LLC 

commercial solar energy project (the “Project”) in the County of Kendall, Illinois and 

Developer has applied to the County for a special use permit for the Project;  

WHEREAS, the Project will include a solar photovoltaic system and other 

ancillary Project improvements to be installed in the County; 

WHEREAS, Developer desires to participate in and contribute to the well-being 

of the community;  

WHEREAS, by this Agreement, Developer shall provide certain economic 

benefits to the County in addition to those substantial economic benefits the Project will 

already provide to the County and its citizens; 

WHEREAS, Developer and County agree that this Agreement will provide 

substantial benefits to the County and its citizens, and will serve to offset any possible 

increased demand upon County services resulting from the operation of the Project; and  

NOW THEREFORE, in consideration of the promises made herein and for other 

good and valuable consideration, the receipt and sufficiency of which is hereby 

acknowledged, the Parties hereby agree as follows: 

1. The recitals are adopted and incorporated as material terms of this

Agreement. 

2. On an annual basis during the commercial operation of the Project,

Developer shall contribute the amount of Fifteen Thousand Dollars ($15,000) to the County 

(the “Contribution”), which is approximately $3,000 per megawatt of the Project. 

“Commercial operation” shall mean the selling of electricity to a third-party purchaser on 

a commercial basis (excluding the sale of test energy). The first Contribution shall be made 

within thirty (30) days after the Project achieves commercial operation. Subsequent 

Contributions shall be made on the yearly anniversary of the first annual payment, or on 

such other calendar date as the Parties may agree. The Contribution shall increase by 5% 

every five (5) years. 

3. If the County does not approve the special use permit application for the

Project, and/or if Developer elects not to build the Project, then this Agreement shall 

become null and void, and neither Party shall have any obligations hereunder. This 

Attachment 20, Page 1

132



 

 

2 

 

Agreement does not constitute any promise or representation on behalf of the County that 

the County will approve the special use permit application for the Project.  

 

4. Upon termination of the commercial operation of the Project, the 

Contribution shall cease and this Agreement shall terminate.  Developer shall pay the full 

annual Contribution for any calendar year during which the Project conducts commercial 

operations.   

 

5. This Agreement shall inure to the benefit of and be binding upon the 

respective heirs, executors, administrators, assigns and successors of each Party.  At the 

time of any assignment by Developer, Developer shall provide written notice to the 

County of the name, address, entity type and state of incorporation of the assignee, and 

the name and address of the assignee’s registered agent in the State of Illinois.  In the 

event Developer assigns this Agreement, Developer shall remain obligated, as a 

principal and not a guarantor, to the County with respect to all of Developer’s 

obligations, duties, liabilities, and commitments under this Agreement, including the 

obligation to make annual Contribution payments, unless and until the assignee agrees 

to assume all of the Developer’s obligations, duties, liabilities, and commitments under 

this Agreement and the County consents to that assumption by the assignee. 

6. This Agreement may be executed in one or more counterparts, each of 

which so executed shall be deemed to be an original and such counterparts together shall 

constitute one and the same instrument. 

7. Any written communication will be deemed to have been given or made on 

the day on which it was delivered if it is received before 5:00 p.m. on the day in question 

or, if such day is not a business day or if such written communication is received after 5:00 

p.m., then delivery will be deemed to have occurred on the next following business day. 

Either Party may from time to time change its address for service hereunder by notice to 

the other Party.  Any notice, request, demand or other instrument which may be required 

or permitted to be delivered, given or served upon either Party will be sufficiently 

delivered, given or served upon the Party in question, if in writing, and if either delivered 

by hand or if sent by certified mail (return receipt requested), courier or nationally 

recognized overnight delivery service mailed, in each case addressed as referenced below:  

(A) In the case of County to: 

County of Kendall 

502 S Main Street 

Yorkville IL 60560 

Attn: County Clerk  

   

(B) In the case of Developer to: 

New Leaf Energy, Inc. 

55 Technology Dr., Suite 102 

Lowell, MA 01851 
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Attn: Tom Ryan 

 

8. Each Party acknowledges having obtained its own independent legal advice 

with respect to this Agreement and the transactions contemplated hereby to the fullest 

extent deemed necessary by each Party prior to its execution and delivery.  There will be 

no presumption that any ambiguity in this Agreement and any documents contemplated 

hereby be resolved in favor of either of the Parties. The execution, delivery and 

performance by the Parties of this Agreement has been duly authorized by all necessary 

action and there are no approvals, authorizations, consents, or other action necessary to 

authorize either Party’s execution and delivery of this Agreement. 

9. This Agreement shall be governed by and be construed in accordance with 

the laws of the State of Illinois. Any dispute arising from this Agreement shall be 

adjudicated by the Circuit Court of Kendall County, Illinois. 

IN WITNESS WHEREOF, this Agreement is executed effective as of the day and 

year first above written. 

 

AMENT SOLAR 1, LLC 

a Delaware limited liability company 

 

By: 1115 Solar Development, LLC 

Its sole member and manager 

 

By: ________________________________  

Name:   ____________________________  

Title:   _____________________________  

 

COUNTY OF KENDALL, ILLINOIS, 

an Illinois body politic 

 

 

 

 

By: _________________________________  

Name: ______________________________  

Title: _______________________________  
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