
KENDALL COUNTY 
 REGIONAL PLANNING COMMISSION 

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

Wednesday, August 27, 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 June 25, 2025, Meeting (Pages 3-6) 
Approval of Minutes from July 14, 2025, Gathering (Pages 7-9) 
Approval of Minutes from August 13, 2025, Gathering (Pages 10-12) 

PETITIONS 
1. Petition 25 – 08 –  Jeremy M. and Samantha L. Dippold on Behalf of Best Budget Tree,

LLC (Pages 13-115)
Request: Special Use Permit for Outdoor Storage of Recreational Vehicles and Boats
PIN: 09-15-200-003
Location: 2241 Route 52, Minooka, in Seward Township
Purpose: Petitioner Wants To Operate an Outdoor Storage of Recreational Vehicles and Boats Business;

Property is Zoned A-1

2. Petition 25 – 09 –  Irma Loya Quezada (Pages 116-144)
Request:         Map Amendment Rezoning the Northwest Corner of the Subject Property from A-1 Agricultural 

District to R-1 One Family Residential District 
PIN: 09-18-300-018
Location: 14874 Brisbin Road, Minooka, in Seward Township
Purpose: Petitioner Wants To Rezone the Property in Order to Build a House

3. Petition 25 – 10 –  Irma Loya Quezada (Pages 145-173)
Request:         Map Amendment Rezoning the Southwest Corner of the Subject Property from A-1 Agricultural 

District to R-1 One Family Residential District 
PIN: 09-18-300-019
Location: 14918 Brisbin Road, Minooka, in Seward Township
Purpose: Petitioner Wants To Rezone the Property in Order to Build a House

CITIZENS TO BE HEARD/PUBLIC COMMENT 

NEW BUSINESS: 
None 

OLD BUSINESS:  
None 

REVIEW OF PETITIONS THAT WENT TO COUNTY BOARD 
1. Petition 25-05 Text Amendments Related to Reduction of Documents for Certain Applications
2. Petition 25-06 Text Amendments Related to Abolishing ZPAC
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OTHER BUSINESS/ANNOUNCEMENTS 

ADJOURNMENT    Next Regular Meeting September 24, 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 

 
Kendall County Historic Court House 

Court Room 
110 W. Madison Street, Yorkville, Illinois 

 
Unapproved - Meeting Minutes of June 25, 2025 - 7:00 p.m. 

 
Chairman Keith Landovitz called the meeting to order at 7:00 p.m. 
 
ROLL CALL  
Members Present:  Bill Ashton, Eric Bernacki, Tom Casey, (arrived 7:02 p.m.) Keith Landovitz, Ruben 
Rodriguez, Claire Wilson, and Seth Wormley 
Members Absent:  Dave Hamman, Karin McCarthy-Lange, and Bob Stewart 
Staff Present:  Matthew H. Asselmeier, Director, and Wanda A. Rolf, Office Assistant 
Others Present:  Dan Gorman 
 
APPROVAL OF AGENDA 
Member Wormley made a motion, seconded by Member Rodriguez, to approve the agenda.  With a voice vote 
of six (6) ayes, the motion carried. 
 
Member Casey arrived at this time (7:02 p.m.). 
 
APPROVAL OF MINUTES   
Member Bernacki made a motion, seconded by Member Wormley, to approve the minutes of the May 27, 2025, 
gathering, May 28, 2025, meeting, June 4, 2025, gathering, and June 17, 2025, gathering.  With a voice vote of 
seven (7) ayes, the motion carried.  
 
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 provided an update since the May 28, 2025, 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 
were provided. 

Bristol Township reviewed the proposal at their meeting on May 7, 2025.  Bristol Township recommended 
approval of the proposal.  The minutes were provided. 

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 was provided. 
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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 was provided.   

Chairman Landovitz stated that the United City of Yorkville’s Economic Development Committee was not able 
to complete their review of Petition 25-04 due to lack of a quorum.   Yorkville is not in favor of annexing the 
solar project.     

Member Wormley discussed the Community Benefit Agreement.  This type of agreement will be a condition of 
other solar projects.  The agreement is the same as the agreement included with the project on Ament Road.  
Dan Gorman, Senior Developer for USA Energy Independence, stated this was the second (2nd) Community 
Benefit Agreement in Kendall County. Petitioner agreed to pay the County approximately Three Thousand 
Dollars ($3,000) per megawatt annually with five percent (5%) increases every five (5) years.   

Member Wilson asked how the Petitioner can legally be required to pay the amount shown for the Community 
Benefit Agreement.  Mr. Asselmeier stated that the Petitioner is voluntarily entering into the agreement.  
Member Wilson how the Fifteen Thousand Dollars ($15,000) would be spent.  Mr. Asselmeier stated that 
spending the money is a decision for the County Board to make.  Member Wilson had concerns that the amount 
of money that the Petitioner proposed for a bond may not be enough to decommission the project in twenty-five 
(25) to thirty (30) years and feels the Community Benefits Agreement funds should be set aside for 
decommissioning, in the event the company goes bankrupt.  She would like an independent engineer to look at 
the costs of decommissioning the project; the Petitioner has probably not yet decommissioned a solar project.    
Mr. Asselmeier stated that the decommissioning information had not been looked at by an independent 
engineer.  He stated that the Agricultural Impact Mitigation Agreement allows review of the decommissioning 
costs in ten (10) years and every five (5) years thereafter.   

Member Wormley stated that there was already a decommissioning plan in place.  USA Energy Independence 
has agreed to a Fifty Thousand Dollar ($50,000) bond.  Mr. Gorman stated that USA Energy Independence will 
purchase the land and the property value will likely be Two Million Dollars ($2,000,000).   

Member Wilson asked what happens if the power production goes under five hundred (500) kilowatts because 
the Agricultural Impact Mitigation Agreement would not apply.  Mr. Gorman stated it would not go under five 
hundred (500) kilowatts.   

Member Bernacki asked if the Community Benefit Agreement was for the life of the project.  The response was 
yes.    

Member Wilson asked about the life expectancy of the solar project. Mr. Gorman stated the projected life of a 
solar farm is twenty-five (25) to thirty-five (35) years.   

Member Wilson asked if the special use permit had a sunset clause.  Mr. Asselmeier stated it does not have a 
sunset clause.  The special use permit has a controlling site plan.  If the Petitioner decided to replace the solar 
panels, they would probably have to reconfigure the site.  At that point, they would have to amend the special 
use permit and probably obtain a new stormwater permit.   

4



KCRPC Meeting Minutes 6.25.25        Page 3 of 4  

 

Member Bernacki made a motion, seconded by Member Rodriguez, to recommend approval of the special use 
permit and variance with conditions proposed by Staff.   
 
The votes were as follows: 
Ayes (7):      Ashton, Bernacki, Casey, Landovitz, Rodriguez, Wilson, and Wormley 
Nays (0): None  
Absent (3):  Hamman, McCarthy-Lange, and Stewart 
Abstain (0): None 
 
The motion carried. 
 
The proposal goes to the Kendall County Zoning Board of Appeals on June 30, 2025. 
 
Chairman Landovitz noted that time still existed for Yorkville to submit official comments on the proposal 
before the County Board took final action on the proposal.  Yorkville could still request to annex the property.   
 
Chairman Landovitz praised the County Staff and County Board for creating the Community Benefit 
Agreement.  He did not feel that the proposal was creating incompatible land uses.   
 
CITIZENS TO BE HEARD/PUBLIC COMMENT 
None 
 
NEW BUSINESS 
Update on Comprehensive Plan Update Project 
Mr. Asselmeier said the next open house will be July 14, 2025, at 6:30 p.m., at the Oswego Township Building 
in Boulder Hill.  There will also be a booth at the National Night Out on August 5, 2025, and an open house at 
the Plano Library on August 13, 2025.  There was an article on WSPY.  They are trying to get more survey 
response.   
 
Teska was willing to come to the July Regional Planning Commission meeting; there are no Petitions for the 
July meeting.  Discussion occurred regarding having a joint meeting of the Regional Planning Commission and 
Comprehensive Land Plan and Ordinance Committee.  Chairman Landovitz would provide an update at a later 
date regarding whether or not a joint meeting would occur.   
 
Discussion occurred regarding attendance at the open houses and the topics of discussion at each open house.  
The open houses have had similar attendance figures.   
 
Teska continues to interview township officials.   
 
OLD BUSINESS 
None 
 
REVIEW OF PETITIONS THAT WENT TO COUNTY BOARD  
Mr. Asselmeier reported that Petition 24-30 was approved by the County Board.   
 
OTHER BUSINESS/ANNOUNCEMENTS 
None 
 
ADJOURNMENT  
Member Ashton made a motion, seconded by Member Bernacki, to adjourn.  With a voice vote of seven (7) 
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ayes, the motion carried. 
 
The Kendall County Regional Planning Commission meeting adjourned at 7:46 p.m.  
  
Respectfully submitted by, 
Matthew H. Asselmeier, AICP, CFM, Director 

6



KCRPC and Comp Land Plan Meeting Minutes from 7.14.25          1 
 

KENDALL COUNTY  
REGIONAL PLANNING COMMISSION 

COMPREHENSIVE LAND PLAN AND ORDINANCE COMMITTEE 
 

Oswego Township Building 
99 Boulder Hill Pass 

Montgomery, Illinois 60538 
 

Unapproved Meeting Minutes of July 14, 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 6:32 p.m. 
 
KCRPC Roll Call 
Members Present:  Keith Landovitz (Chairman) 
Members Absent:  Bill Ashton, Eric Bernacki (Vice-Chairman), Tom Casey, Dave Hamman, Karin 
McCarthy-Lange (Secretary), Ruben Rodriguez, Bob Stewart, Claire Wilson, and Seth Wormley 
 
Comprehensive Land Plan and Ordinance Committee Roll Call 
Members Present: Keith Landovitz and Jeff Wehrli  
Members Absent: Bill Ashton, Scott Gengler, Dave Hamman, Matt Kellogg, Randy Mohr, Alyse 
Olson, Matthew Prochaska, and Seth Wormley 
 
Attendees:   Kim Belton, Terry Weber, Lori Wolf, Carlo Sesta, Aaron Klima, Natalie Engel, Molly 
Morrow, 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.   
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Discussion occurred regarding balancing development will preserving the agricultural 
atmosphere and agricultural businesses in the county. 
 
Discussion occurred regarding the role and function of townships.   
 
Discussion occurred regarding accurately counting the number of people that work for 
companies in other areas (i.e. Downtown Chicago), but physically working in Kendall County.    
 
Mr. Ding 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 7:50 p.m.  
 
Respectfully Submitted by, 
Matthew H. Asselmeier 
Director 
 
Enc. 
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KENDALL COUNTY  
REGIONAL PLANNING COMMISSION 

COMPREHENSIVE LAND PLAN AND ORDINANCE COMMITTEE 
 

Plano Public Library 
15 W. North Street 

Plano, Illinois 60545 
 

Unapproved Meeting Minutes of August 13, 2025 – Vision Kendall Workshop 
 
Call to Order:  The Kendall County Regional Planning Commission and Comprehensive Land Plan 
and Ordinance Committee was called to order at 6:00 p.m. 
 
KCRPC Roll Call 
Members Present:  Keith Landovitz (Chairman) (Arrived at 6:12 p.m.) 
Members Absent:  Bill Ashton, Eric Bernacki (Vice-Chairman), Tom Casey, Dave Hamman, Karin 
McCarthy-Lange (Secretary), Ruben Rodriguez, Bob Stewart, Claire Wilson, and Seth Wormley 
 
Comprehensive Land Plan and Ordinance Committee Roll Call 
Members Present: Keith Landovitz (Arrived at 6:12 p.m.) and Jeff Wehrli  
Members Absent: Bill Ashton, Scott Gengler, Dave Hamman, Matt Kellogg, Randy Mohr, Alyse 
Olson, Matthew Prochaska, and Seth Wormley 
 
Attendees:   Karen Henry, Melissa McConnell, Hannah W, Pat Schwartz, Randy Roberts, Gayle 
Roberts, Patricia Healy, Christopher Sharp, Kathy Kennedy, Bill Kennedy, Cherie Bond, Mike 
Bond, Craig Stevenson, Thomas Johns, Barb Nadeau, Carolyn Cole, 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. 
 
Chairman Landovitz arrived at this time (6:12 p.m.). 
 
Attendees answered several questions about development and future vision of the County.   
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Discussion occurred regarding balancing development will preserving the agricultural 
atmosphere and agricultural businesses in the county. 
 
Discussion occurred regarding having an adequate water supply. 
 
Discussion occurred the lack of representation of rural residents on municipal councils and 
planning commissions.   
 
Discussion occurred regarding co-operation and joint planning between the County and 
municipalities and between Kendall County and its neighboring counties, particularly in the area 
of transportation.  Discussion also occurred regarding round-a-bouts.   
 
Discussion occurred regarding strategies to improve communication and outreach, both in 
general government operations and for the comprehensive planning project specifically.   
 
Mr. Ding 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.   
 
Discussion occurred regarding promotion of planning related meetings and lack of 
communication among the various units of government pertaining to the project.   
 
The gathering adjourned at 7:25 p.m.  
 
Respectfully Submitted by, 
Matthew H. Asselmeier 
Director 
 
Enc. 
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DEPARTMENT OF PLANNING, BUILDING & ZONING 
807 West John Street • Yorkville, IL • 60560 

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

Petition 25-08 
Jeremy M. and Samantha L. Dippold on Behalf of Best Budget 

Tree, LLC  
A-1 Special Use Permit for Recreational Vehicle and Boat Storage 

Business 
 

 
INTRODUCTION 
The Petitioners would like to operate a recreational vehicle and boat storage business at the subject property.   

Best Budget Tree, LLC has been in existence for over ten (10) years and has operated at the subject property 
since 2022; forestry is a permitted in use in the A-1 Agricultural District.   

The application materials, including the business plan, are included as Attachment 1.  The site plan, including 
the landscaping plan, is included as Attachment 2.  The plat of survey is included as Attachment 3.   

SITE INFORMATION 
PETITIONERS: 

 
Jeremy M. and Samantha L. Dippold on Behalf of Best Budget Tree, LLC 
  

ADDRESS: 
 

2241 Route 52, Minooka 

LOCATION: Approximately 0.1 Miles West of Arbeiter Road on the North Side of Route 52 

 

 
 
 

TOWNSHIP: 
 

 
 
Seward 

PARCEL #: 
 

09-15-200-003 
 

LOT SIZE: 
 

48.3 +/- Acres (Total) 6.5 +/- (Parking Area) 
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EXISTING LAND 
USE: 

 

Agricultural/Forestry Business 

ZONING: 
 

A-1  
 

LRMP: 
 

Future 
Land Use 

Rural Residential (Max 0.65 DU/Acre) (County)  
Residential and Commercial (Shorewood) 

Roads Route 52 is a State maintained Arterial.  Arbeiter Road is a Major 
Collector Road maintained by Seward Township. 

Trails Joliet has a trail planned along Route 52, but the property is on the 
Shorewood side of the boundary agreement between the two (2) 
municipalities. 

Floodplain/ 
Wetlands 

There are no floodplains on the property.  There is a wetland near 
the northwest corner of the property.   

  
 

REQUESTED 
ACTION: Special Use Permit for Storage of Recreational Vehicles and Boats                                                

 

APPLICABLE 
REGULATIONS: 

Section 36-282 (54) – A-1  Special Uses 
Chapter 36, Article II, Division 3 – Special Use Procedures 

 
 

 

SURROUNDING LAND USE 
Location Adjacent Land Use Adjacent 

Zoning 
Land Resource 

Management Plan 
Zoning within ½ 

Mile 
North Agricultural A-1 Rural Residential (Max 

0.65 Du/Acre) (County) 
 

Residential (Joliet)  
Residential and 

Institution (Shorewood) 
 

A-1  

South Agricultural/Single-
Family Residential 

A-1 Rural Residential and 
Commercial (County) 

 
Residential and 

Commercial 
(Shorewood) 

 

A-1 
 
 

East Agricultural/Single 
Family-Residential 

A-1 and R-3 Suburban Residential 
(Max 1.00 Du/Acre) 

(County) 
 

Residential and 
Commercial 
(Shorewood) 

 

A-1 and R-3 
 

West Agricultural A-1 Rural Residential 
(County) 

 
Residential 

(Shorewood) 
 

A-1, A-1 SU, and  
R-1 
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The A-1 special use permit to the west is for the sale of agricultural products not grown on the premises.   
 
There are nine (9) homes adjoining the subject property.   
 
PHYSICAL DATA 

ENDANGERED SPECIES REPORT 
EcoCAT Report was submitted on June 16, 2025, and indicated the following protected resources: 
 
Aux Sable Creek INAI Site 
Greater Redhorse (Moxostoma valenciennesi) 
 
Further consultation will occur, see Attachment 1, Pages 67-69. 
 
NATURAL RESOURCES INVENTORY 

 The application for NRI was submitted as part of the application from 2022.  The LESA Score was 
210 indicating a medium level of protection.  The NRI Report is included as Attachment 1, Pages 21-
66.   

 
ACTION SUMMARY 

SEWARD TOWNSHIP     
Petition information was sent to Seward Township on July 25, 2025.   
 
The Seward Township Planning Commission met on August 5, 2025, and unanimously recommended 
denial of the proposal.  The reasons for the denial were as follows: the property was never intended to 
allow for such uses and goes against the forestry use on the property, the access was always supposed 
to be only from Route 52 and not Arbeiter Road, there will be significant property value decreases to 
the homes along Arbeiter Road, there are major concerns with the aesthetics of adding this use to the 
property, drainage concerns, and there is no advantage to the Township or County for allowing this use 
on the property (i.e. no additional tax revenue).  The email with this information is included as 
Attachment 5.   
 
The Seward Township Board met on August 12, 2025, and unanimously recommended denial of the 
proposal.  
 
VILLAGE OF SHOREWOOD 
Petition information was sent to the Village of Shorewood on July 25, 2025.  No comments received.   
 
MINOOKA FIRE PROTECTION DISTRICT 
Petition information was sent to the Minooka Fire Protection District on July 25, 2025.  
 
The Minooka Fire Protection District submitted a letter on August 5, 2025, requesting a Knox gate lock 
for the gate and that the parking lot conforms to the load of a fire truck and the Petitioner needs to 
provide a truck turn around analysis plan.  This letter is included as Attachment 6. 
 
ZPAC 
ZPAC reviewed the proposal at their meeting on August 6, 2025.  Discussion occurred regarding the 
number of employees at the property, the use of Arbeiter Road, and the proposed hours of operations.  
ZPAC voted to forward the proposal to the Kendall County Regional Planning Commission by a vote of 
five (5) in favor, zero (0) in opposition, one (1) present, and four (4) absent.  The minutes of the meeting 
are included as Attachment 7.   

 
GENERAL INFORMATION 
Per Section 36-282 (54) of the Kendall County Code, storage facilities can be special uses on A-1 zoned 
property subject to the following conditions: 
 

1. The business shall be located on, and have direct access to, a State, County or collector highway as 
identified in the County's Land Resource Management Plan, having an all-weather surface, designed 
to accommodate loads of at least eighty thousand (80,000) pounds.  
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2. Unless specifically permitted under a special use permit, all storage shall be in enclosed buildings. 

 
If the County Board approves outdoor storage, the above conditions have been met. 
 
BUSINESS OPERATIONS 
According to the business plan (Attachment 1, Page 2), the Petitioners propose to operate an outdoor storage 
business at the subject property.  The outdoor storage would be limited to recreational vehicles and boats.  
 
According to the site plan (Attachment 2, Page 6), a total of three hundred twenty-six (326) parking stalls are 
proposed.  One hundred sixty-three (163) parking stalls are proposed in Phase I and one hundred sixty-three 
parking (163) stalls are proposed in Phase II.  All of the parking stalls would be twelve feet by thirty-five feet 
(12’X35’).  The parking lot would cover approximately six point five (6.5) acres of the site and would be asphalt 
grindings.  Parking stalls would be numbered with signs at the front of each stall.   
 
According to the business plan (Attachment 1, Page 2), hours of operation would be daily from 7:00 a.m. until 
4:30 p.m.    
 
Other than the Petitioners, the business would not have any employees.  Rentals would be arranged online and 
the parking area would be controlled by gated access with tenants assigned a passcode.     
 
If approved, the Petitioners plan to start operations in the fall of 2025.   
 
BUILDINGS AND BUILDING CODES 
Per the site plan (Attachment 2), there are two existing buildings on the site, one (1) approximately eleven 
thousand, five hundred twenty (11,520) square foot building and one (1) approximately thirteen thousand, seven 
hundred fifty (13,750) square foot building.  Both of these buildings are related to the existing forestry operations 
and no new buildings are planned related to the proposed outdoor storage business.  
 
ENVIRONMENTAL HEALTH 
There are utilities onsite serving the forestry business.  No utilities are planned to serve the outdoor storage 
business area.   
 
One (1) eight foot by twelve foot (8’ X 12’) dumpster enclosure was shown on the site plan (Attachment 2, 
Pages, 3, 4, and 6) east of the parking area.  No information was provided regarding the type of fence used for 
the dumpster enclosure.   
 
STORMWATER 
The property drains to the south and northwest. 
 
There is one (1) wetland located near the northwest corner of the property.    
 
The site plan (Attachment 2) shows an existing pond on the property and three (3) four inch (4”) field tile lines. 
There is also a gravel area for the forestry business.  These items are located south and west from the proposed 
storage area.   
 
The Petitioners submitted a stormwater permit application.  On August 18, 2025, WBK submitted a letter with 
questions and comments related to applicable permits, the stormwater management report, and engineer plans.  
This letter is included as Attachment 8.    
 
ACCESS 
Per the site plan (Attachment 2), the Petitioners plan to install one (1) twenty-four foot (24’) wide gravel driveway 
from Arbeiter Road.  Arbeiter Road has a ten (10) ton weight limit.  The outdoor storage area will not have any 
access to Route 52  
 
On July 25, 2025, Seward Township submitted an email requesting a thirty-three foot (33’) deep right-of-way 
dedication along Arbeiter Road.  This email is included as Attachment 4.   
 

16



RPC Memo – Prepared by Matt Asselmeier – August 20, 2025 Page 5 of 7  

PARKING AND INTERNAL TRAFFIC CIRCULATION 
According to site plan (Attachment 2, Page 6), the Petitioners plan to install two (2) sixty foot wide (60’) driving 
aisles with parking stalls on both sides of the aisles.   
 
EASEMENTS 
Three (3) pipeline easements exist on the property, but these easements are not in the vicinity of the proposed 
outdoor storage area.   
 
LIGHTING 
No lighting is proposed is the outdoor parking and storage area.   
 
SIGNAGE 
According to the site plan (Attachment 2, Page 3, 4, and 6), one (1) non-illuminated sign is proposed east of 
the gravel driveway in the landscaped area.  No information was provided regarding sign dimensions or height.  
Per the Kendall County Code, the total maximum allowable signage is thirty-two (32) square feet of gross 
surface area.   
 
SECURITY 
According to the business plan (Attachment 1, Page 2) and site plan (Attachment 2), an eight foot (8’) tall black 
chainlink fence is proposed around the north, east, and south sides of the storage area.  On the east and north 
sides, the fence will be five feet (5’) off of the property line.  The site plan also shows a security access gate.  
 
LANDSCAPING 
According to the business plan (Attachment 1, Page 2) and the site plan (Attachment 2), two (2) rows of 
evergreens spaced at forty foot (40’) centers exist along most of the perimeter of the property.  
  
NOISE CONTROL 
No information was provided regarding noise control. 
 
ODORS 
No new odors are foreseen by the proposed use.  
 
RELATION TO OTHER SPECIAL USES 
If approved, this would be the seventh (7th) special use permit for storage of recreational vehicles and boats in 
unincorporated Kendall County.  Five (5) of the six (6) existing special use permits allow some form of outdoor 
storage.    
 
FINDINGS OF FACT 
§ 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:  
 
That the establishment, maintenance, or operation of the special use will not be detrimental to or endanger the 
public health, safety, morals, comfort, or general welfare.  Provided the site is developed in accordance with 
the submitted site plan, the operation of the special use will not be detrimental to the public health, 
safety, morals, comfort, or general welfare.  Conditions may be placed in the special use permit 
ordinance to address hours of operation and control measures for leaks.     
 
That the special use will not be substantially injurious to the use and enjoyment of other property in the 
immediate vicinity for the purposes already permitted, nor substantially diminish and impair property values 
within the neighborhood. The Zoning classification of property within the general area of the property in question 
shall be considered in determining consistency with this standard. The proposed use shall make adequate 
provisions for appropriate buffers, landscaping, fencing, lighting, building materials, open space and other 
improvements necessary to insure that the proposed use does not adversely impact adjacent uses and is 
compatible with the surrounding area and/or the County as a whole.  Appropriate restrictions may be placed 
in the special use permit to regulate the number of employees, hours of operation, site landscaping, 
lighting, and noise.  Therefore, the neighboring property owners should not suffer a loss in property 
values and the use will not negatively impact the adjacent land uses.   
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That adequate utilities, access roads and points of ingress and egress, drainage, and/or other necessary 
facilities have been or are being provided. If a stormwater management permit is issued based on the 
submitted materials, drainage should not be an issue.  If Seward Township approves the access from 
Arbeiter Road, ingress and egress should not be an issue.   
 
That the special use shall in all other respects conform to the applicable regulations of the district in which it is 
located, except as such regulations may in each instance be modified by the County Board pursuant to the 
recommendation of the Zoning Board of Appeals.  If the County Board approves the outdoor storage 
request, this is true.  No variances are required.   
 
That the special use is consistent with the purpose and objectives of the Land Resource Management Plan and 
other adopted County or municipal plans and policies.  True, the proposed use is consistent with an 
objective found on Page 9-21 of the Kendall County Land Resource Management Plan which calls for 
“a strong base of agricultural, commercial and industrial uses that provide a broad range of job 
opportunities, a healthy tax base, and improved quality of services to County residents”.   
 
RECOMMENDATION  
Staff recommends approval of the special use permit for outdoor storage of recreational vehicles and boats 
only subject to the following conditions and restrictions; as of the date of this memo, the Petitioner had not 
agreed to these conditions:   
 

1. The site shall be developed substantially in accordance with the attached site plan (Attachment 2).   

2. Items stored outdoors at the subject property related to this special use permit are limited to boats and 
recreational vehicles.  No junk or debris, as defined by the Kendall County Code, shall be stored 
outdoors on the property.  

3. Other than the perimeter trees, fencing, and no junk and debris requirements, the conditions contained 
in this special use permit shall not extend to the forestry operations conducted on the subject property.   

4. Within ninety (90) days of approval of this special use permit, the owners of the subject property shall 
dedicate a strip of land along the perimeter of Arbeiter Road thirty-three feet (33’) in depth as measured 
from the center Arbeiter Road to Seward Township.  The Kendall County Planning, Building and Zoning 
Department may grant an extension to this deadline.      

5. The hours of operation for the business allowed by this special use permit shall be daily from 7:00 a.m. 
until 4:30 p.m. 

6. Other than the owners of the business allowed by this special use permit, the business allowed by this 
special use permit shall have zero (0) employees.   

7. None of the vehicles or items parked or stored on premises shall be considered agricultural equipment 
as they relate to the businesses allowed by the special use permit. 

8. All of the vehicles or items stored on the premises shall be maintained in good condition with no deflated 
tires and shall be licensed if required by law.   

9. The owners of the business allowed by this special use permit shall diligently monitor the property for 
leaks from vehicles and items stored on the premises and shall promptly clean up the site if leaks occur.   

10. The noise regulations are as follows: 

Day Hours: No person shall cause or allow the emission of sound during daytime hours (7:00 A.M. to 
10:00 P.M.) from any noise source to any receiving residential land which exceeds sixty-five (65) dBA 
when measured at any point within such receiving residential land, provided; however, that point of 
measurement shall be on the property line of the complainant. 

Night Hours: No person shall cause or allow the emission of sound during nighttime hours (10:00 P.M. 
to 7:00 A.M.) from any noise source to any receiving residential land which exceeds fifty-five (55) dBA 
when measured at any point within such receiving residential land provided; however, that point of 
measurement shall be on the property line of the complainant.  
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EXEMPTION:  Powered Equipment: Powered equipment, such as lawn mowers, small lawn and 
garden tools, riding tractors, and snow removal equipment which is necessary for the maintenance of 
the property is exempted from the noise regulations between the hours of seven o'clock (7:00) A.M. 
and ten o'clock (10:00) P.M. 
 

11. The owners of the business allowed by the special use permit shall secure applicable permits for the 
parking area and sign near the entrance of Arbeiter Road.  All of the parking stalls shall have signage 
identifying their stall number and directional signage may be installed throughout the site.  Permits shall 
not be required for the parking stall signage and any directional signage installed on the property.  None 
of the signs shall be illuminated.   

12. KenCom and other emergency responding organizations shall be provided the access code to the Knox 
Box (Added after ZPAC). 

13. The operator(s) of the business allowed by this special use permit acknowledge and agree to follow 
Kendall County’s Right to Farm Clause. 

14. The operator(s) of the business allowed by this special use permit shall follow all applicable Federal, 
State, and Local laws related to the operation of the business allowed by the special use permit. 
 

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

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

 
17. This special use permit shall be treated as covenants running with the land and is binding on the 

successors, heirs, and assigns as to the same special uses conducted on the property. 
 
ATTACHMENTS  
1. Application Materials (Including the Business Plan, Petitioner’s Findings of Fact, NRI Report, and EcoCat) 
2. Site Plan (Including the Landscaping Plan) 
3. Plat of Survey 
4. July 25, 2025, Right-Of-Way Dedication Email  
5. August 6, 2025, Seward Township Planning Commission Email  
6. August 5, 2025, Letter from the Minooka Fire Protection District. 
7. August 6, 2025, ZPAC Meeting Minutes (This Petition Only) 
8. August 18, 2025, Letter from WBK Engineering 
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EARTHWORK 1. ALL EARTHWORK OPERATIONS SHALL BE IN ACCORDANCE WITH SECTION 200 OF THE I.D.O.T. SPECIFICATIONS. 2. THE CONTRACTOR SHALL PROTECT ALL PROPERTY PINS AND SURVEY MONUMENTS AND SHALL RESTORE ANY WHICH ARE DISTURBED BY HIS OPERATIONS AT NO ADDITIONAL COST TO THE CONTRACT. 3. IT IS THE CONTRACTOR'S RESPONSIBILITY TO DETERMINE ALL MATERIAL QUANTITIES AND APPRISE HIMSELF OF ALL SITE CONDITIONS.  THE CONTRACT PRICE SUBMITTED BY THE CONTRACTOR SHALL BE CONSIDERED AS LUMP SUM FOR THE COMPLETE PROJECT.  NO CLAIMS FOR EXTRA WORK WILL BE RECOGNIZED UNLESS ORDERED IN WRITING BY THE OWNER. 4. PRIOR TO ONSET OF MASS GRADING OPERATIONS THE EARTHWORK CONTRACTOR SHALL FAMILIARIZE HIMSELF WITH THE SOIL EROSION CONTROL SPECIFICATIONS.  THE INITIAL ESTABLISHMENT OF EROSION CONTROL PROCEDURES AND THE PLACEMENT OF SILT FENCING, ETC. TO PROTECT ADJACENT PROPERTY SHALL OCCUR BEFORE MASS GRADING BEGINS, AND IN ACCORDANCE WITH THE SOIL EROSION CONTROL CONSTRUCTION SCHEDULE. 5. THE GRADING OPERATIONS ARE TO BE CLOSELY SUPERVISED AND INSPECTED, PARTICULARLY DURING THE REMOVAL OF UNSUITABLE MATERIAL AND THE CONSTRUCTION OF EMBANKMENTS OR BUILDING PADS, BY THE SOILS ENGINEER OR HIS REPRESENTATIVE.  ALL TESTING, INSPECTION AND SUPERVISION OF SOIL QUALITY, UNSUITABLE REMOVAL AND ITS REPLACEMENT AND OTHER SOILS RELATED OPERATIONS SHALL BE ENTIRELY THE RESPONSIBILITY OF THE SOILS ENGINEER. 6. THE GRADING AND CONSTRUCTION OF THE SITE IMPROVEMENTS SHALL NOT CAUSE PONDING OF STORM WATER. ALL AREAS ADJACENT TO THESE IMPROVEMENTS SHALL BE GRADED TO ALLOW POSITIVE DRAINAGE.   7. THE PROPOSED GRADING ELEVATIONS SHOWN ON THE PLANS ARE FINISH GRADE. A MINIMUM OF SIX INCHES (6") OF TOPSOIL IS TO BE PLACED BEFORE FINISH GRADE ELEVATIONS ARE ACHIEVED.   8. THE SELECTED STRUCTURAL FILL MATERIAL SHALL BE PLACED IN LEVEL UNIFORM LAYERS SO THAT THE COMPACTED THICKNESS IS APPROXIMATELY SIX INCHES (6"); IF COMPACTION EQUIPMENT DEMONSTRATES THE ABILITY TO COMPACT A GREATER THICKNESS, THEN A GREATER THICKNESS MAY BE SPECIFIED. EACH LAYER SHALL BE THOROUGHLY MIXED DURING SPREADING TO INSURE UNIFORMITY.  9. EMBANKMENT MATERIAL WITHIN ROADWAY, PARKING LOT, AND OTHER STRUCTURAL CLAY FILL AREAS SHALL BE COMPACTED TO A MINIMUM OF NINETY-FIVE PERCENT (95%) OF MAXIMUM DENSITY IN ACCORDANCE WITH ASTM SPECIFICATION D-1557 (MODIFIED PROCTOR METHOD), OR TO SUCH OTHER DENSITY AS MAY BE DETERMINED APPROPRIATE BY THE SOILS ENGINEER.  EMBANKMENT MATERIAL FOR BUILDING PADS SHALL BE COMPACTED TO A MINIMUM OF NINETY-FIVE (95%) OF MAXIMUM DENSITY IN ACCORDANCE WITH ASTM DESIGNATION D-1557 (MODIFIED PROCTOR METHOD) OR TO SUCH OTHER DENSITY AS MAY BE DETERMINED APPROPRIATE BY THE SOIL ENGINEER. 10. EMBANKMENT MATERIAL (RANDOM FILL) WITHIN NON-STRUCTURAL FILL AREAS SHALL BE COMPACTED TO A MINIMUM OF NINETY PERCENT (90%) OF MAXIMUM DENSITY IN ACCORDANCE WITH ASTM SPECIFICATION D-157 (MODIFIED PROCTOR METHOD). 11. THE SUB GRADE FOR PROPOSED STREET AND PAVEMENT AREAS SHALL BE PROOF-ROLLED BY THE CONTRACTOR AND ANY UNSTABLE AREAS ENCOUNTERED SHALL BE REMOVED AND REPLACED AS DIRECTED BY THE SOILS ENGINEER. 12. SOIL BORING REPORTS, IF AVAILABLE, ARE SOLELY FOR THE INFORMATION AND GUIDANCE OF THE CONTRACTORS.  THE OWNER AND ENGINEER MAKE NO REPRESENTATION OR WARRANTY REGARDING THE INFORMATION CONTAINED IN THE BORING LOGS.  THE CONTRACTOR SHALL MAKE HIS OWN INVESTIGATIONS AND SHALL PLAN HIS WORK ACCORDINGLY.  ARRANGEMENTS TO ENTER THE PROPERTY DURING THE BIDDING PHASE MAY BE MADE UPON REQUEST OF THE OWNER.  THERE WILL BE NO ADDITIONAL PAYMENT FOR EXPENSES INCURRED BY THE CONTRACTOR RESULTING FROM ADVERSE SOIL OR GROUND WATER CONDITIONS. 13.  IT SHALL BE THE RESPONSIBILITY OF THE EXCAVATION CONTRACTOR TO REMOVE FROM THE SITE ANY AND ALL MATERIALS AND DEBRIS WHICH RESULT FROM HIS CONSTRUCTION OPERATIONS AT NO ADDITIONAL EXPENSE TO THE OWNER. PAVING & WALKS 1. WORK UNDER THIS SECTION SHALL INCLUDE FINAL SUBGRADE SHAPING AND PREPARATION:  FORMING, JOINTING, PLACEMENT OF ROADWAY AND PAVEMENT BASE COURSE MATERIALS AND SUBSEQUENT BINDER AND/OR SURFACE COURSES; PLACEMENT, FINISHING AND CURING OF CONCRETE; FINAL CLEAN-UP; AND ALL RELATED WORK. 2. ALL PAVING AND SIDEWALK WORK SHALL BE DONE IN ACCORDANCE WITH THE STANDARD SPECIFICATIONS (I.D.O.T.) AND PER LOCAL REGULATIONS. 3. SUBGRADE FOR PROPOSED PAVEMENT SHALL BE FINISHED BY THE EXCAVATION CONTRACTOR TO WITHIN 0.1 FOOT, PLUS OR MINUS, OF THE PLAN ELEVATION.  THE PAVING CONTRACTOR SHALL SATISFY HIMSELF THAT THE SUBGRADE HAS BEEN PROPERLY PREPARED AND THAT THE FINISH TOP SUBGRADE ELEVATION HAS BEEN GRADED WITHIN TOLERANCES ALLOWED IN THESE SPECIFICATIONS.  UNLESS THE PAVING CONTRACTOR ADVISES THE OWNER AND ENGINEER IN WRITING PRIOR TO FINE GRADING FOR BASE COURSE CONSTRUCTION, IT IS UNDERSTOOD THAT HE HAS APPROVED AND ACCEPTS THE RESPONSIBILITY FOR THE SUBGRADE.  PRIOR TO PLACEMENT OF PAVEMENT BASE MATERIALS, THE PAVING CONTRACTOR SHALL FINE GRADE THE SUBGRADE SO AS TO INSURE THE PROPER THICKNESS OF PAVEMENT COURSES.  NO CLAIMS FOR EXCESS BASE MATERIALS DUE TO IMPROPER SUBGRADE PREPARATION WILL BE HONORED. 4. THE PROPOSED PAVEMENT SHALL CONSIST OF THE SUB-BASE COURSE, BITUMINOUS AGGREGATE BASE COURSE, BITUMINOUS BINDER COURSE. AND BITUMINOUS SURFACE COURSE, OF THE THICKNESS AND MATERIALS AS SPECIFIED ON THE CONSTRUCTION PLANS, PRIME COAT SHALL BE APPLIED TO THE SUB-BASE COURSE AT A RATE OF 0.5 GALLONS PER SQUARE YARD.  UNLESS SHOWN AS A BID ITEM, PRIME COAT SHALL BE CONSIDERED AS INCIDENTAL TO THE COST OF THE CONTRACT.  ALL PAVEMENT SHALL BE CONSTRUCTED IN ACCORDANCE WITH THE "I.D.O.T. STANDARD SPECIFICATIONS FOR ROAD AND BRIDGE CONSTRUCTION," CURRENT EDITION. 5. AFTER THE INSTALLATION OF THE BASE COURSE, ALL TRAFFIC SHALL BE KEPT OFF THE BASE UNTIL THE BINDER COURSE IS LAID.  AFTER INSTALLATION OF THE BINDER COURSE AND UPON INSPECTION AND APPROVAL BY GOVERNING AUTHORITY, THE PAVEMENT SHALL BE CLEANED, PRIMED AND THE SURFACE COURSE LAID.  ALL DAMAGED AREAS IN THE BINDER, BASE OR CURB AND GUTTER SHALL BE REPAIRED TO THE SATISFACTION OF THE OWNER PRIOR TO LAYING THE SURFACE COURSE.  THE PAVING CONTRACTOR SHALL PROVIDE WHATEVER EQUIPMENT AND MANPOWER IS NECESSARY, INCLUDING THE USE OF POWER BROOMS TO PREPARE THE PAVEMENT FOR APPLICATION OF THE SURFACE COURSE.  EQUIPMENT AND MANPOWER TO CLEAN PAVEMENT SHALL BE CONSIDERED INCIDENTAL TO THE COST OF THE CONTRACT.  PRIME COAT ON THE BINDER COARSE SHALL BE CONSIDERED AS INCIDENTAL TO THE COST OF THE CONTRACT AND SHALL BE APPLIED TO THE BINDER AT A RATE OF 0.5 GALLONS PER SQUARE YARD. 6. CURING AND PROTECTION OF ALL EXPOSED CONCRETE SURFACES SHALL BE IN ACCORDANCE WITH THE STANDARD SPECIFICATIONS. 7. SIDEWALKS SHALL BE OF THE THICKNESS AND DIMENSIONS AS SHOWN IN THE CONSTRUCTION PLANS.  ALL SIDEWALK CONCRETE SHALL DEVELOP A MINIMUM OF 3,500-PSI COMPRESSIVE STRENGTH AT 28 DAYS. CONTRACTION JOINTS SHALL BE SET AT 5' CENTERS, AND 3/4" PRE-MOLDED FIBER EXPANSION JOINTS SET AT 50' CENTERS AND WHERE THE SIDEWALK MEETS THE CURB, A BUILDING, OR ANOTHER SIDEWALK, OR AT THE END OF EACH POUR.  ALL SIDEWALKS CONSTRUCTED OVER UTILITY TRENCHES SHALL BE REINFORCED WITH THREE NO. 5 REINFORCING BARS (10' MINIMUM LENGTH).  ALL SIDEWALKS CROSSING DRIVEWAYS SHALL BE A MINIMUM OF 6" THICK AND REINFORCED WITH 6X6 #6 WELDED WIRE MESH.  ALL SIDEWALKS SHALL BE BROOM FINISHED.  IF A MANHOLE FRAME FALLS WITHIN THE LIMITS OF A SIDEWALK, A BOX-OUT SECTION SHALL BE PLACED AROUND THE MANHOLE FRAME WITH A 3/4" EXPANSION JOINT.  8. BACKFILLING ALONG PAVEMENT SHALL BE THE RESPONSIBILITY OF THE EARTHWORK CONTRACTOR. 9. IT SHALL BE THE RESPONSIBILITY OF THE PAVING CONTRACTOR TO REMOVE FROM THE SITE ANY AND ALL MATERIAL AND DEBRIS, WHICH RESULTS FROM HIS CONSTRUCTION OPERATIONS AT NO ADDITIONAL EXPENSE TO THE OWNER. 10. TESTING OF THE SUB-BASE, BASE COURSE, BINDER COURSE, SURFACE COURSE AND CONCRETE WORK SHALL BE REQUIRED IN ACCORDANCE WITH THE "I.D.O.T. STANDARD SPECIFICATIONS FOR ROAD AND BRIDGE CONSTRUCTION" CURRENT EDITION, AND IN ACCORDANCE WITH THE SPECIFIC REQUIREMENTS OF THE GOVERNING MUNICIPALITY.  A QUALIFIED TESTING FIRM SHALL BE EMPLOYED BY THE OWNER TO PERFORM THE REQUIRED TESTS. 11. PAINTED PAVEMENT MARKINGS AND SYMBOLS, OF THE TYPE AND COLOR AS NOTED ON THE CONSTRUCTION PLANS, SHALL BE INSTALLED IN ACCORDANCE WITH SECTION T-502 OF SAME SPECIFICATIONS. 12. PAINTED PAVEMENT MARKINGS AND SYMBOLS SHALL BE INSTALLED ONLY WHEN THE AMBIENT AIR TEMPERATURE IS 40 DEGREES FAHRENHEIT AND THE FORECAST CALL FOR RISING TEMPERATURES. 13.  ALL EXISTING CURB AND PAVEMENT SHALL BE PROTECT DURING CONSTRUCTION. ANY DAMAGE TO THE CURB OR PAVEMENT WILL BE REPAIRED OR REPLACED AT NO ADDITIONAL COST TO THE OWNER. 14.  ANY SIDEWALK THAT IS DAMAGED OR NOT ADA COMPLIANT, INCLUDING SIDEWALK RAMPS, MUST BE REPLACED PRIOR TO FINAL INSPECTION APPROVAL.

AutoCAD SHX Text
UNDERGROUND UTILITIES 1. ALL UTILITY TRENCHES BENEATH PROPOSED OR EXISTING UTILITIES, PROPOSED OR EXISTING PAVEMENT, DRIVEWAYS, SIDEWALKS AND FOR A DISTANCE OF TWO FEET ON EITHER SIDE OF SAME, AND/OR WHEREVER ELSE SHOWN ON THE CONSTRUCTION PLANS SHALL BE BACKFILLED WITH SELECT GRANULAR BACKFILL (CA-6 OR CA-7) AND THOROUGHLY COMPACTED IN ACCORDANCE WITH THE EARTHWORK SPECIFICATIONS. 2. UNLESS OTHERWISE INDICATED ON THE PLANS, STORM SEWER PIPE SHALL BE REINFORCED CONCRETE CULVERT PIPE OF THE CLASS AS INDICATED ON THE PLANS, AND CONFORMING TO ASTM C-76.  JOINTS SHALL TYPICALLY BE A "TROWEL APPLIED" BITUMINOUS MASTIC COMPOUND IN ACCORDANCE WITH ASTM C-76 (OR C-14 AS MAY BE APPLICABLE OR RUBBER "O"-RING GASKET JOINTS CONFORMING TO ASTM C-443).  LOCATIONS WHERE THE STORM SEWER CROSSES WATERMAINS AN "O"-RING JOINT IN ACCORDANCE WITH ASTM C-361 SHALL BE USED.   3. STORM SEWER MANHOLES SHALL BE PRECAST STRUCTURES, WITH THE DIAMETER DEPENDENT ON THE PIPE SIZE AND WITH APPROPRIATE FRAME AND LIDS (SEE CONSTRUCTION STANDARDS).  LIDS SHALL BE IMPRINTED "STORM SEWER".  ALL FLARED END SECTIONS SHALL HAVE A FRAME & GRATE INSTALLED. 4. THESE FRAME AND GRATES FOR STORM STRUCTURES SHALL BE USED UNLESS OTHERWISE INDICATED ON THE PLAN SET. USE NEENAH R-1712 OPEN LID (OR EQUAL) IN PAVEMENT AREAS, USE NEENAH R-1772-B OPEN OR CLOSED LID (OR EQUAL) IN GRASS AREAS, USE NEENAH R-3015 (OR EQUAL) FOR B6.12 CURB AREAS, AND NEENAH R-3509 (OR EQUAL) FOR DEPRESSED CURB AREAS. 5. STRUCTURES FOR SANITARY AND STORM SEWERS AND VALVE VAULTS FOR WATER SHALL BE IN ACCORDANCE WITH THESE IMPROVEMENT PLANS AND THE APPLICABLE STANDARD SPECIFICATIONS.  WHERE GRANULAR TRENCH BACKFILL IS REQUIRED AROUND THESE STRUCTURES THE COST SHALL BE CONSIDERED AS INCIDENTAL AND SHALL BE INCLUDED IN THE CONTRACT UNIT PRICE FOR THE STRUCTURE. 6. ALL STORM SEWERS AND WATERMAINS SHALL HAVE COMPACTED CA-7 GRANULAR BEDDING, A MINIMUM OF 4" BELOW THE BOTTOM OF THE PIPE FOR THE FULL LENGTH.  BEDDING SHALL EXTEND TO THE SPRING LINE OF THE PIPE.  COST FOR THE BEDDING SHALL BE INCLUDED WITH THE UNIT PRICE BID FOR THE PIPE. 7. THE UNDERGROUND CONTRACTOR SHALL BE RESPONSIBLE FOR DEWATERING ANY EXCAVATION FOR THE INSTALLATION OF THE SEWER OR WATER SYSTEMS.  ANY DEWATERING ENCOUNTERED SHALL BE INCIDENTAL TO THE RESPECTIVE UNDERGROUND UTILITY. 8. ALL STRUCTURES SHALL HAVE A MAXIMUM OF 8" OF ADJUSTING RINGS, UNLESS OTHERWISE NOTED. 9. ALL TOP FRAMES FOR STORM AND VALVE VAULT COVERS AND B-BOXES ARE TO BE ADJUSTED TO MEET FINAL FINISH GRADE UPON COMPLETION OF FINISHED GRADING AND FINAL INSPECTIONS.  THIS ADJUSTMENT IS TO BE MADE BY THE UNDERGROUND CONTRACTOR AND THE COST IS TO BE INCIDENTAL.  THE UNDERGROUND CONTRACTOR SHALL INSURE THAT ALL ROAD AND PAVEMENT INLETS OR STRUCTURES ARE AT FINISHED GRADE.  ANY ADJUSTMENTS NECESSITATED BY THE CURB OR PAVING CONTRACTOR TO ACHIEVE FINAL RIM GRADE, RESULTING IN AN EXTRA FOR SAID ADJUSTMENTS, WILL BE CHARGED TO THE UNDERGROUND CONTRACTOR. 10.  ALL FLOOR DRAINS AND FLOOR DRAIN SUMP PUMPS SHALL DISCHARGE INTO THE SANITARY SEWER.  11.  ALL DOWNSPOUTS, FOOTING DRAINS AND SUBSURFACE STORM WATERS SHALL DISCHARGE INTO THE STORM SEWER OR ONTO THE GROUND AND BE DIRECTED TOWARDS A STORM SEWER STRUCTURE. 12.  ANY ANTICIPATED COST OF SHEETING SHALL BE REFLECTED IN THE CONTRACT AMOUNTS.  NO ADDITIONAL COST WILL BE ALLOWED FOR SHEETING OR BRACING. 13.  THE CONTRACTOR SHALL INSTALL A 2"x4"x8' POST ADJACENT TO THE TERMINUS OF THE SANITARY SERVICE, WATERMAIN SERVICE, SANITARY MANHOLES, STORM STRUCTURES, AND WATER VAULTS.  THE POST SHALL EXTEND A MINIMUM OF 4 FT. ABOVE THE GROUND.  SAID POST SHALL BE PAINTED AS FOLLOWS:  SANITARY-GREEN, WATER-BLUE, AND STORM-RED. 14. IT SHALL BE THE RESPONSIBILITY OF THE UNDERGROUND CONTRACTOR TO REMOVE FROM THE SITE ANY AND ALL MATERIALS AND DEBRIS WHICH RESULT FROM HIS CONSTRUCTION OPERATIONS AT NO ADDITIONAL EXPENSE TO THE OWNER.
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GENERAL CONDITIONS 1. ALL EARTHWORK, ROADWAY WORK, DRAINAGE WORK OR STORM SEWER WORK SHALL BE PERFORMED UTILIZING MATERIALS AND METHODS IN STRICT ACCORDANCE WITH THE ILLINOIS DEPARTMENT OF TRANSPORTATION "STANDARD SPECIFICATIONS FOR ROAD AND BRIDGE CONSTRUCTION" LATEST EDITION, AS WELL AS THE STANDARD DETAIL SHEETS ATTACHED TO THESE PLANS. ALL MUNICIPAL, COUNTY, STATE AND FEDERAL REQUIREMENTS AND STANDARDS SHALL BE STRICTLY ADHERED TO IN WORK PERFORMED UNDER THIS CONTRACT. 2. ALL SANITARY SEWER AND WATER MAIN WORK SHALL BE PERFORMED USING METHODS AND MATERIALS IN STRICT ACCORDANCE WITH THE LATEST EDITION OF "STANDARD SPECIFICATIONS FOR WATER AND SEWER MAIN CONSTRUCTION IN ILLINOIS", LATEST EDITION, AS WELL AS THE STANDARD DETAIL SHEETS ATTACHED TO THESE PLANS. ALL MUNICIPAL, COUNTY, STATE AND FEDERAL REQUIREMENTS AND STANDARDS SHALL BE STRICTLY ADHERED TO IN WORK PERFORMED UNDER THIS CONTRACT. 3. ANY SPECIFICATIONS WHICH ARE SUPPLIED ALONG WITH THE PLANS SHALL TAKE PRECEDENCE IN THE CASE OF A CONFLICT WITH THE STANDARD SPECIFICATIONS NOTED IN ITEMS NO. 1 AND 2 ABOVE.  THE ABOVE STANDARD SPECIFICATIONS & THE CONSTRUCTION PLANS ARE TO BE CONSIDERED AS PART OF THE CONTRACT DOCUMENTS.  INCIDENTAL ITEMS OR ACCESSORIES NECESSARY TO COMPLETE THIS WORK MAY NOT BE SPECIFICALLY NOTED BUT ARE TO BE CONSIDERED A PART OF THE CONTRACT. 4. PRIOR TO COMMENCEMENT OF CONSTRUCTION, THE CONTRACTOR SHALL VERIFY ALL DIMENSIONS AND CONDITIONS AFFECTING THEIR WORK WITH THE ACTUAL CONDITIONS AT THE JOB SITE.  IF THERE ARE ANY DISCREPANCIES FROM WHAT IS SHOWN ON THE CONSTRUCTION PLANS, HE MUST IMMEDIATELY REPORT SAME TO THE ENGINEER BEFORE DOING ANY WORK, OTHERWISE THE CONTRACTOR WILL BE CONSIDERED TO HAVE PROCEEDED AT HIS OWN RISK AND EXPENSE.  IN THE EVENT OF ANY DOUBT OR QUESTION ARISING WITH RESPECT TO THE TRUE MEANING OF THE CONSTRUCTION PLANS OR SPECIFICATIONS, THE DECISION OF THE ENGINEER SHALL BE FINAL AND CONCLUSIVE. 5. ALL WORK PERFORMED UNDER THIS CONTRACT SHALL BE GUARANTEED AGAINST ALL DEFECTS IN MATERIALS AND WORKMANSHIP OF WHATEVER NATURE BY THE CONTRACTOR AND HIS SURETY FOR A PERIOD OF 12 MONTHS FROM THE DATE OF FINAL ACCEPTANCE OF THE WORK BY THE GOVERNING MUNICIPALITY, OTHER APPLICABLE GOVERNMENTAL AGENCIES, AND THE OWNER. 6. THE CONTRACTOR SHALL BE RESPONSIBLE FOR OBTAINING ALL REQUIRED PERMITS FOR CONSTRUCTION ALONG OR ACROSS EXISTING STREETS OR HIGHWAYS.  HE SHALL MAKE ARRANGEMENTS FOR THE PROPER BRACING, SHORING AND OTHER REQUIRED PROTECTION OF ALL ROADWAYS BEFORE CONSTRUCTION BEGINS, ALONG WITH ADEQUATE TRAFFIC CONTROL MEASURES.  HE SHALL BE RESPONSIBLE FOR ANY DAMAGE TO THE STREETS OR ROADWAYS AND ASSOCIATED STRUCTURES AND SHALL MAKE REPAIRS AS NECESSARY TO THE SATISFACTION OF THE ENGINEER, AT NO ADDITIONAL COST TO THE OWNER.  7. THE UTILITY LOCATIONS, AND THE DEPTHS SHOWN ON THESE PLANS ARE APPROXIMATE ONLY, AND SHALL BE VERIFIED BY THE CONTRACTOR WITH ALL AFFECTED UTILITY COMPANIES PRIOR TO INITIATING CONSTRUCTION OPERATIONS.  THE ENGINEER AND OWNER ASSUME NO RESPONSIBILITY FOR THE ADEQUACY, SUFFICIENCY OR EXACTNESS OF THESE UTILITY REPRESENTATIONS. 8. PRIOR TO STARTING CONSTRUCTION THE CONTRACTOR SHALL CONTACT THE OFFICE OF J.U.L.I.E. AT 1-800-892-0123 FOR EXACT FIELD LOCATION OF ALL UNDERGROUND UTILITIES IN THE PROXIMITY OF, AND ON, THE PROJECT SITE; IF THERE ARE ANY UTILITIES WHICH ARE NOT MEMBERS OF THE J.U.L.I.E. SYSTEM, THE CONTRACTOR SHALL BE SOLELY RESPONSIBLE FOR DETERMINING THIS AND MAKE ARRANGEMENTS TO HAVE THESE UTILITIES FIELD LOCATED. 9. EASEMENTS FOR THE EXISTING UTILITIES, BOTH PUBLIC AND PRIVATE, AND UTILITIES WITHIN PUBLIC RIGHTS-OF-WAY ARE SHOWN ON THE PLANS ACCORDING TO AVAILABLE RECORDS.  THE CONTRACTOR SHALL BE RESPONSIBLE FOR DETERMINING THE EXACT LOCATION IN THE FIELD OF THESE UTILITY LINES AND THEIR PROTECTION FROM DAMAGE DUE TO CONSTRUCTION OPERATIONS. IF EXISTING UTILITY LINES OF ANY NATURE ARE ENCOUNTERED WHICH CONFLICT IN LOCATION WITH NEW CONSTRUCTION, THE CONTRACTOR SHALL BE SOLELY RESPONSIBLE FOR RELOCATING THESE FACILITIES AT HIS EXPENSE TO ACCOMMODATE THE NEW CONSTRUCTION. 10. ALL FIELD TILE ENCOUNTERED DURING CONSTRUCTION OPERATIONS SHALL BE CONNECTED TO THE PROPOSED STORM SEWER OR EXTENDED TO OUTLET INTO A PROPOSED DRAINAGE WAY.  IF THIS CANNOT BE ACCOMPLISHED, THEN IT SHALL BE REPAIRED WITH NEW PIPE OF SIMILAR SIZE AND MATERIAL TO THE ORIGINAL LINE AND PUT IN ACCEPTABLE OPERATIONAL CONDITION.   A RECORD OF THE LOCATION OF ALL FIELD TILE FOR ONSITE DRAIN PIPE ENCOUNTERED SHALL BE KEPT BY THE CONTRACTOR AND TURNED OVER TO THE ENGINEER UPON COMPLETION OF THE PROJECT.  THE COST OF THIS WORK SHALL BE CONSIDERED AS INCIDENTAL TO THE CONTRACT AND NO ADDITIONAL COMPENSATION WILL BE ALLOWED. 11. IT SHALL BE THE RESPONSIBILITY OF EACH RESPECTIVE CONTRACTOR TO REMOVE FROM THIS SITE ANY AND ALL MATERIALS AND DEBRIS WHICH RESULT FROM HIS CONSTRUCTION OPERATIONS AT NO ADDITIONAL EXPENSE TO THE OWNER. 12. THE ENGINEER AND OWNER ARE NOT RESPONSIBLE FOR THE CONSTRUCTION MEANS, METHODS, TECHNIQUES, SEQUENCES OR PROCEDURES, TIME OF PERFORMANCE, PROGRAMS OF FOR ANY SAFETY PRECAUTIONS USED BY THE CONTRACTOR.  THE CONTRACTOR IS SOLELY RESPONSIBLE FOR EXECUTION OF HIS WORK IN ACCORDANCE WITH THE CONTRACT DOCUMENTS AND SPECIFICATIONS. 13. THE CONTRACTOR SHALL COMPLY WITH ALL STATE AND FEDERAL SAFETY REGULATIONS AS OUTLINED IN THE LATEST REVISIONS OF THE FEDERAL CONSTRUCTION SAFETY STANDARDS (SERIES 1926) AND WITH APPLICABLE PROVISIONS AND REGULATIONS OF THE OCCUPATIONAL SAFETY AND HEALTH ADMINISTRATION (OSHA) STANDARDS OF THE WILLIAMS STELGER OCCUPATIONAL HEALTH STATE SAFETY ACT OF 1970(REVISED).  THE CONTRACTOR, ENGINEERS, AND OWNER SHALL EACH BE RESPONSIBLE FOR HIS OWN RESPECTIVE AGENTS AND EMPLOYEES. 14.  THE CONTRACTOR SHALL INDEMNIFY THE OWNER, THE ENGINEER, AND ALL GOVERNING AUTHORITIES, THEIR AGENTS SUCCESSORS AND ASSIGNS FROM ANY AND ALL LIABILITY WITH RESPECT TO THE CONSTRUCTION, INSTALLATION AND TESTING OF THE WORK REQUIRED ON THIS PROJECT.  IT SHALL BE THE SOLE RESPONSIBILITY OF THE CONTRACTOR TO PERFORM THE WORK OF THIS CONTRACT IN A MANNER WHICH STRICTLY COMPLIES WITH ANY AND ALL PERTINENT LOCAL, STATE OR NATIONAL CONSTRUCTION AND SAFETY CODES; THE ENGINEER, OWNER, AND GOVERNING AUTHORITIES ARE NOT RESPONSIBLE FOR ENSURING COMPLIANCE BY THE CONTRACTOR WITH SAID CODES AND ASSUME NO LIABILITY FOR ACCIDENTS, INJURIES, OR DEATHS, OR CLAIMS RELATING THERETO WHICH MAY RESULT FROM LACK OF ADHERENCE TO SAID CODES.
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OF 1 SHEET

Phase 1   12'x35' Stalls             163  stalls
PARKING:

Proposed Land Use:              Forestry-SU
Current Land Use:                    Forestry
Proposed Zoning:                     A1-SU
Current Zoning:                         A1

Total Site Area:                          48.59  ac.

SITE DATA:

Phase 2   12'x35' Stalls             163  stalls

Total        12'x35' Stalls   326 Stalls

Total Asphalt Grindings: 283,388 s.f.
6.51 ac

Phase 2 Parking: 105,352 s.f.
2.42 ac

Phase 1 Parking: 178,036 s.f.
4.09 ac

Total Site Area:                         48.59  ac.
2,116,580 sf

PARKING AREA TABLE:

PROJECT
LOCATION

LOCATION MAP
N.T.S.
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ZONING, PLATTING & ADVISORY COMMITTEE (ZPAC) 
August 6, 2025 – Unapproved Meeting Minutes 

PBZ Chairman Seth Wormley called the meeting to order at 9:02 a.m. 

Present:  
Matt Asselmeier – PBZ Department 
Meagan Briganti – GIS Department  
Fran Klaas – Highway Department  
Alyse Olson – Soil and Water Conservation District 
Aaron Rybski – Health Department 
Seth Wormley – PBZ Committee Chair 

Absent:  
Greg Chismark – WBK Engineering, LLC 
David Guritz - Forest Preserve
Brian Holdiman - PBZ Department
Commander Jason Langston – Sheriff’s Department 

Audience:  
John Tebrugge and Fran Miller 

PETITIONS 
Petition 25-08 Jeremy M. and Samantha L. Dippold on Behalf of Best Budget Tree, LLC 
Mr. Asselmeier summarized the request. 

The Petitioners would like to operate a recreational vehicle and boat storage business at the subject property.  

Best Budget Tree, LLC has been in existence for over ten (10) years and has operated at the subject property since 2022; 
forestry is a permitted in use in the A-1 Agricultural District.   

The application materials, including the business plan, the site plan, including the landscaping plan, and the plat of survey 
were provided. 

The property is located at 2241 Route 52. 

The property is approximately forty-eight point three plus or minus (48.3 +/-) acres total with approximately six point five 
plus or minus (6.5 +/-) acres planned for the parking area. 

The existing land use is Agricultural and the property is used for a forestry business. 

The property is zoned A-1 Agricultural. 

The County’s plan calls for the property to be Rural Residential (Max 0.65 DU/Acre).  The Village of Shorewood’s plan call 
for the property to be Residential and Commercial. 

Route 52 is a State maintained Arterial.  Arbeiter Road is a Major Collector Road maintained by Seward Township.  

Joliet has a trail planned along Route 52, but the property is on the Shorewood side of the boundary agreement between 
the two (2) municipalities. 

There are no floodplains on the property.  There is a wetland near the northwest corner of the property.  

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

The adjacent properties are zoned A-1 and R-3. 

The County’s plan calls for the area to be Rural Residential.  The Village of Shorewood’s plan calls for the area to be 
Residential, Commercial, and Institutional.  The City of Joliet’s plan calls for the area to be Residential. 
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Properties within one half (1/2) of a mile of the property are zoned A-1, A-1 SU, R-1, and R-3. 
 
The A-1 special use permit to the west is for the sale of agricultural products not grown on the premises.   
 
There are nine (9) homes adjoining the subject property.   
 
EcoCAT Report was submitted on June 16, 2025, and indicated the following protected resources: 

 
Aux Sable Creek INAI Site 
Greater Redhorse (Moxostoma valenciennesi) 
 

Further consultation will occur, per the application materials. 
 

The application for NRI was submitted as part of the application from 2022.  The LESA Score was 210 indicating a 
medium level of protection.  The NRI Report was provided.   
 
Petition information was sent to Seward Township on July 25, 2025.  The Seward Township Planning Commission met on 
August 5, 2025, and unanimously recommended denial of the proposal.   The reasons for the denial were as follows: the 
property was never intended to allow for such uses and goes against the forestry use on the property, the access was 
always supposed to be only from Route 52 and not Arbeiter Road, there will be significant property value decreases to the 
homes along Arbeiter Road, there are major concerns with the aesthetics of adding this use to the property, drainage 
concerns, and there is no advantage to the Township or County for allowing this use on the property (i.e. no additional tax 
revenue).     

 
Petition information was sent to the Village of Shorewood on July 25, 2025.  No comments were received.   

 
Petition information was sent to the Minooka Fire Protection District on July 25, 2025.  The Minooka Fire Protection District 
submitted a letter on August 5, 2025, requesting a Knox gate lock for the gate and that the parking lot conforms to the load 
of a fire truck and the Petitioner needs to provide a truck turn around analysis plan.    
 
Per Section 36-282 (54) of the Kendall County Code, storage facilities can be special uses on A-1 zoned property subject 
to the following conditions: 
 

1. The business shall be located on, and have direct access to, a State, County or collector highway as identified in 
the County's Land Resource Management Plan, having an all-weather surface, designed to accommodate loads of 
at least eighty thousand (80,000) pounds.  
 

2. Unless specifically permitted under a special use permit, all storage shall be in enclosed buildings. 
 

If the County Board approves outdoor storage, the above conditions have been met. 
 
According to the business plan, the Petitioners propose to operate an outdoor storage business at the subject property.  
The outdoor storage would be limited to recreational vehicles and boats.  
 
According to the site plan, a total of three hundred twenty-six (326) parking stalls are proposed.  One hundred sixty-three 
(163) parking stalls are proposed in Phase I and one hundred sixty-three parking (163) stalls are proposed in Phase II.  All 
of the parking stalls would be twelve feet by thirty-five feet (12’X35’).  The parking lot would cover approximately six point 
five (6.5) acres of the site and would be asphalt grindings.  Parking stalls would be numbered with signs at the front of each 
stall.   
 
According to the business plan, hours of operation would be daily from 7:00 a.m. until 4:30 p.m.    
 
Other than the Petitioners, the business would not have any employees.  Rentals would be arranged online and the parking 
area would be controlled by gated access with tenants assigned a passcode.     
 
If approved, the Petitioners plan to start operations in the fall of 2025.   
 
Per the site plan, there are two existing buildings on the site, one (1) approximately eleven thousand, five hundred twenty 
(11,520) square foot building and one (1) approximately thirteen thousand, seven hundred fifty (13,750) square foot building.  
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Both of these buildings are related to the existing forestry operations and no new buildings are planned related to the 
proposed outdoor storage business.  
 
There are utilities onsite serving the forestry business.  No utilities are planned to serve the outdoor storage business area.   
 
One (1) eight foot by twelve foot (8’ X 12’) dumpster enclosure was shown on the site plan east of the parking area.  No 
information was provided regarding the type of fence used for the dumpster enclosure.   
 
The property drains to the south and northwest. 
 
There is one (1) wetland located near the northwest corner of the property.    
 
The site plan shows an existing pond on the property and three (3) four inch (4”) field tile lines. There is also a gravel area 
for the forestry business.  These items are located south and west from the proposed storage area.   
 
The Petitioners submitted a stormwater permit application.   
 
Per the site plan, the Petitioners plan to install one (1) twenty-four foot (24’) wide gravel driveway from Arbeiter Road.  
Arbeiter Road has a ten (10) ton weight limit.  The outdoor storage area will not have any access to Route 52  
 
On July 25, 2025, Seward Township submitted an email requesting a thirty-three foot (33’) deep right-of-way dedication 
along Arbeiter Road.  This email was provided.   
 
According to site plan, the Petitioners plan to install two (2) sixty foot wide (60’) driving aisles with parking stalls on both 
sides of the aisles.   
 
Three (3) pipeline easements exist on the property, but these easements are not in the vicinity of the proposed outdoor 
storage area.   
 
No lighting is proposed is the outdoor parking and storage area.   
 
According to the site plan, one (1) non-illuminated sign is proposed east of the gravel driveway in the landscaped area.  No 
information was provided regarding sign dimensions or height.  Per the Kendall County Code, the total maximum allowable 
signage is thirty-two (32) square feet of gross surface area.   
 
According to the business plan and site plan, an eight foot (8’) tall black chainlink fence is proposed around the north, east, 
and south sides of the storage area.  On the east and north sides, the fence will be five feet (5’) off of the property line.  The 
site plan also shows a security access gate.  
 
According to the business plan and the site plan, two (2) rows of evergreens spaced at forty foot (40’) centers exist along 
most of the perimeter of the property.   
 
No information was provided regarding noise control. 
 
No new odors are foreseen by the proposed use.  
 
If approved, this would be the seventh (7th) special use permit for storage of recreational vehicles and boats in 
unincorporated Kendall County.  Five (5) of the six (6) existing special use permits allow some form of outdoor storage.    
 
The proposed findings of fact were as follows:   
 
That the establishment, maintenance, or operation of the special use will not be detrimental to or endanger the public health, 
safety, morals, comfort, or general welfare.  Provided the site is developed in accordance with the submitted site plan, the 
operation of the special use will not be detrimental to the public health, safety, morals, comfort, or general welfare.  
Conditions may be placed in the special use permit ordinance to address hours of operation and control measures for 
leaks.     
 
That the special use will not be substantially injurious to the use and enjoyment of other property in the immediate vicinity 
for the purposes already permitted, nor substantially diminish and impair property values within the neighborhood. The 
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Zoning classification of property within the general area of the property in question shall be considered in determining 
consistency with this standard. The proposed use shall make adequate provisions for appropriate buffers, landscaping, 
fencing, lighting, building materials, open space and other improvements necessary to insure that the proposed use does 
not adversely impact adjacent uses and is compatible with the surrounding area and/or the County as a whole.  Appropriate 
restrictions may be placed in the special use permit to regulate the number of employees, hours of operation, site 
landscaping, lighting, and noise.  Therefore, the neighboring property owners should not suffer a loss in property values 
and the use will not negatively impact the adjacent land uses.   
 
That adequate utilities, access roads and points of ingress and egress, drainage, and/or other necessary facilities have 
been or are being provided. If a stormwater management permit is issued based on the submitted materials, drainage 
should not be an issue.  If Seward Township approves the access from Arbeiter Road, ingress and egress should not be an 
issue.   
 
That the special use shall in all other respects conform to the applicable regulations of the district in which it is located, 
except as such regulations may in each instance be modified by the County Board pursuant to the recommendation of the 
Zoning Board of Appeals.  If the County Board approves the outdoor storage request, this is true.  No variances are required.   
 
That the special use is consistent with the purpose and objectives of the Land Resource Management Plan and other 
adopted County or municipal plans and policies.  True, the proposed use is consistent with an objective found on Page 9-
21 of the Kendall County Land Resource Management Plan which calls for “a strong base of agricultural, commercial and 
industrial uses that provide a broad range of job opportunities, a healthy tax base, and improved quality of services to 
County residents”.   
 
Staff recommended approval of the special use permit for outdoor storage of recreational vehicles and boats only subject 
to the following conditions and restrictions; to date, the Petitioners had not agreed to these conditions:   
 

1. The site shall be developed substantially in accordance with the attached site plan.   

2. Items stored outdoors at the subject property related to this special use permit are limited to boats and recreational 
vehicles.  No junk or debris, as defined by the Kendall County Code, shall be stored outdoors on the property.  

3. Other than the perimeter trees, fencing, and no junk and debris requirements, the conditions contained in this 
special use permit shall not extend to the forestry operations conducted on the subject property.   

4. Within ninety (90) days of approval of this special use permit, the owners of the subject property shall dedicate a 
strip of land along the perimeter of Arbeiter Road thirty-three feet (33’) in depth as measured from the center Arbeiter 
Road to Seward Township.  The Kendall County Planning, Building and Zoning Department may grant an extension 
to this deadline.      

5. The hours of operation for the business allowed by this special use permit shall be daily from 7:00 a.m. until 4:30 
p.m. 

6. Other than the owners of the business allowed by this special use permit, the business allowed by this special use 
permit shall have zero (0) employees.   

7. None of the vehicles or items parked or stored on premises shall be considered agricultural equipment as they 
relate to the businesses allowed by the special use permit. 

8. All of the vehicles or items stored on the premises shall be maintained in good condition with no deflated tires and 
shall be licensed if required by law.   

9. The owners of the business allowed by this special use permit shall diligently monitor the property for leaks from 
vehicles and items stored on the premises and shall promptly clean up the site if leaks occur.   

10. The noise regulations are as follows: 

Day Hours: No person shall cause or allow the emission of sound during daytime hours (7:00 A.M. to 10:00 P.M.) 
from any noise source to any receiving residential land which exceeds sixty-five (65) dBA when measured at any 
point within such receiving residential land, provided; however, that point of measurement shall be on the property 
line of the complainant. 

Night Hours: No person shall cause or allow the emission of sound during nighttime hours (10:00 P.M. to 7:00 A.M.) 
from any noise source to any receiving residential land which exceeds fifty-five (55) dBA when measured at any 
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point within such receiving residential land provided; however, that point of measurement shall be on the property 
line of the complainant.  

 
EXEMPTION:  Powered Equipment: Powered equipment, such as lawn mowers, small lawn and garden tools, 
riding tractors, and snow removal equipment which is necessary for the maintenance of the property is exempted 
from the noise regulations between the hours of seven o'clock (7:00) A.M. and ten o'clock (10:00) P.M. 
 

11. The owners of the business allowed by the special use permit shall secure applicable permits for the parking area 
and sign near the entrance of Arbeiter Road.  All of the parking stalls shall have signage identifying their stall number 
and directional signage may be installed throughout the site.  Permits shall not be required for the parking stall 
signage and any directional signage installed on the property.  None of the signs shall be illuminated.   

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

13. The operator(s) of the business allowed by this special use permit shall follow all applicable Federal, State, and 
Local laws related to the operation of the business allowed by the special use permit. 
 

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 permits.   
 

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 shall be treated as covenants running with the land and is binding on the successors, heirs, 

and assigns as to the same special uses conducted on the property. 
  
Mr. Rybski asked if any additional employees would report to the site.  Mr. Asselmeier responded the proposed special use 
permit does not allow for additional employees besides the Petitioners themselves.   
 
Mr. Klaas asked if the special use permit was required to store items outside.  Mr. Asselmeier responded that, without the 
special use permit, the Petitioners could not store other people’s boats or recreational vehicles outside for profit.   
 
Mr. Klaas noted that the Petitioners were not proposing to use Route 52.  He also noted that Arbeiter Road had a ninety 
(90) day weight posting. 
 
Mr. Asselmeier questioned the hours of operation, which were the Petitioners’ idea.  John Tebrugge did not dispute the 
hours of operation.    
 
Mr. Rybski made a motion, seconded by Ms. Briganti, to forward the proposal to the Kendall County Regional Planning 
Commission.   
 
The votes were follows: 
Ayes (5): Asselmeier, Briganti, Olson, Rybski, and Wormley 
Nays (0): None 
Present (1): Klaas 
Absent (4): Chismark, Guritz, Holdiman, and Langston 
 
The motion passed.   
 
The proposal goes to the Kendall County Regional Planning Commission on August 27, 2025.   
 

PUBLIC COMMENT 
Fran Miller, Seward Township Trustee, note the Township’s vote on the proposals.  She asked if the motions to forward 
indicated approval or denial of the projects.  Chairman Wormley noted the motions were to forward the proposal and not 
issue a recommendation.  Ms. Miller asked about the Township’s opinion on the Petitions.  Mr. Asselmeier responded that 
for special use permits, the Township only gives a recommendation.  For map amendments, the Township can file a legal 
objection which triggers a supermajority vote at the County Board, if the Township follows the procedure outlined in State 
law.  Mr. Asselmeier explained the timeline for notification of neighbors for zoning actions.   
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ADJOURNMENT 

Mr. Klaas made a motion, seconded by Mr. Rybski, to adjourn.   
 
With a voice vote of six (6) ayes, the motion carried. 
 
The ZPAC, at 9:27 a.m., adjourned.  
 
Respectfully Submitted, 
Matthew H. Asselmeier, AICP, CFM 
Director 
 
Encs. 
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WBK Engineering 

St. Charles Office 
116 W. Main Street, Suite 201 
St. Charles, IL 60174 
P: 630.443.7755 

August 18, 2025 

Mr. Matt Asselmeier 

Kendall County Planning, Building, & Zoning 

111 West Fox Street 

Yorkville, IL 60560-1498 

Subject: Best Budget Tree – 2241 Rte 52, Minooka, IL. 

WBK Project 19-0102.CN 

Dear Mr. Asselmeier: 

We have received and reviewed the following information for the subject project: 

• ZPAC packet prepared by Matt Asselmeier, dated July 25, 2025, and received August 5, 2025.

• Engineering Plans for Best Budget Tree RV/Boat Storage Site Plan, prepared by Tebrugge

Engineering, dated July 2025, and received August 5, 2025.

• Plat of Survey for Best Budget Tree RV/Boat Storage Site Plan, prepared by Todd Surveying,

dated July 11, 2025, and received August 5, 2025.

The following comments require resolution prior to plan approval and our recommendation for issuance 

of a stormwater permit.  It is advised that the applicant seek assistance from a professional engineer to 

understand and facilitate the permit process based on the following comments.   

Permits 

1. Upon review, it appears the proposed improvements will disturb more than one acre. Thus, a NOI

permit is required prior to construction. Please provide documentation and copies of submittals /

correspondence for IEPA ILR10 (Notice of Intent) permit.  Please provide documentation the

permit is active once obtained.

2. Obtain approval of the proposed access to Arbeiter Road from the Township.

Stormwater Management Report: 

1. Provide a stormwater permit application.

2. Provide a stormwater management report.  Please ensure the stormwater permit application and

report includes, but not limited to the following:

• Exhibit that depicts the new impervious area and proposed pervious area provided

• Existing outfall locations and proposed outfall location comparing pre and post

development peak flows.

• Identify all off-site tributary areas flowing to the site.

• Curve Number calculations for the proposed development accounting for hydrologic soil

group.

• Details of stormwater basin and proposed project outfall.
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DEPARTMENT OF PLANNING, BUILDING & ZONING 
807 West John Street • Yorkville, IL • 60560 

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

Petition 25-09 
Irma Loya Quezada 

Map Amendment Rezoning Property from A-1 to R-1 
 
                           

 
 

INTRODUCTION 
The Petitioner is requesting a map amendment rezoning approximately three point two (3.2) acres of the 
northwest corner of 14874 Brisbin Road, Minooka from A-1 Agricultural District to R-1 One Family Residential 
District in order to construct one (1) house.   
 
The Petitioner plans to use Plat Act exemptions to divide the larger parcel. 
 
The agricultural building permits for the parcels were used in 2003 and 2004.  The only way houses can be 
constructed on the subject parcels is by obtaining the requested map amendment. 
 
The southwest corner of the parcel was rezoned to R-1 in 2022 by Ordinance 2022-15.   
 
The application materials are included as Attachment 1.  The plat of survey is included as Attachment 2.  
Ordinance 2022-15 is included as Attachment 3.   
 
SITE INFORMATION 

PETITIONER 
 

Irma Loya Quezada 
 

ADDRESS 14874 Brisbin Road, Minooka   
 

LOCATION East Side of Brisbin Road Approximately 0.5 Miles South of Route 52 
 
 

 
 

TOWNSHIP 
 

Seward 
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PARCEL 
 

09-18-300-018 

LOT SIZE 
 

10.37 +/- Acres-Total; 3.2 +/- Acres-Total Proposed Rezoned Area 

EXISTING LAND 
USE 

 

Agricultural 

ZONING 
 

A-1 Agricultural District 

LRMP 
 

Current 
Land Use 

Agricultural 

Future 
Land Use 

Rural Estate Residential (Max 0.45 Du/Acre) 

Roads Brisbin Road is a Township Maintained Major Collector. 

Trails None 

Floodplain/ 
Wetlands 

None 

  
 

REQUESTED 
ACTION 

  

Map Amendment Rezoning Property from A-1 to R-1  

APPLICABLE 
REGULATIONS 

Section 36-42 – Amendments 
 

  
SURROUNDING LAND USE 

Location Adjacent Land Use Adjacent 
Zoning 

Land Resource 
Management Plan 

Zoning within ½ 
Mile 

North Agricultural/Farmstead A-1 Rural Estate Residential  
(Max 0.45 DU/Acre) 

(County) 
Low Density Residential 

(Plattville)  
 

A-1 

South Agricultural/Single-
Family Residential 

 

A-1 Rural Estate Residential 
and Agricultural 

 

A-1 and R-1 

East Agricultural 
 

A-1 
 
 

Rural Estate Residential A-1 
 

West Agricultural/Farmstead A-1 Rural Estate Residential A-1 and A-1 SU 
 
The A-1 special use to the west is for the sale of agricultural products, art, pottery, and home décor not 
produced on the premises (Hogan’s Market). 
 
PHYSICAL DATA 

ENDANGERED SPECIES REPORT 
EcoCat submitted on July 22, 2025, and consultation was terminated (see Attachment 1, Page 13). 
 
NATURAL RESOURCES INVENTORY 
NRI application submitted as part of the rezoning request in 2022.  The LESA Score was 199 indicating 
a low level of protection.  The NRI Summary Report was included as Attachment 1, Pages 8-12. 
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ACTION SUMMARY 
SEWARD TOWNSHIP 
Seward Township was emailed information on July 24, 2025.   
 
The Seward Township Planning Commission met on August 5, 2025, and recommended denial of the 
proposal by a vote of three (3) against the proposal and one (1) in favor of the proposal.  The reasons 
for denial were as follows:   The same family rezoned their original ten (10) acres three (3) years ago 
to allow for two (2) residential homes and now they are re-zoning once again on the two (2) remaining 
properties.  Row after row of houses rezoned to residential along rural roads was not the intention of 
the residential plan put in place by the county in the Comprehensive Plan and Seward Township 
approved a new Comprehensive Plan that shows the area as Agricultural and not Residential.  An email 
with this information is included as Attachment 4. 
 
The Seward Township Board met on August 12, 2025, reviewed the proposal on August 12, 2025, and 
recommended approval by a vote of three (3) in favor and two (2) in opposition.      

 
VILLAGE OF PLATTVILLE  
The Village of Plattville was emailed information on July 24, 2025.   
 
LISBON-SEWARD FIRE PROTECTION DISTRICT 
The Lisbon-Seward Fire Protection District was emailed information on July 24, 2025.   
 
ZPAC 
ZPAC reviewed this proposal at their meeting on August 6, 2025.  Discussion occurred regarding the 
conflict between the Seward Township Plan and the County Land Resource Management Plan.  ZPAC 
recommended approval of the proposal by a vote of six (6) in favor and zero (0) in opposition with four 
members absent.  The minutes of the meeting are included as Attachment 5.   
 

GENERAL INFORMATION 
The Petitioner desires to rezone the subject property in order to build one (1) house.   
 
BUILDING CODES 
Any new homes or accessory structures would be required to meet applicable building codes.   
 
UTILITIES 
No public or private utilities are onsite.   
 
ACCESS 
The property fronts Brisbin Road.  Staff has no concerns regarding the ability of Brisbin Road to support the 
proposed map amendment.   
 
PARKING AND INTERNAL TRAFFIC CIRCULATION 
Any new driveways constructed would be for residential purposes.  Any new driveways would have to meet 
applicable regulations and secure proper permits.  
 
ODORS 
No new odors are foreseen.   
 
LIGHTING 
Any new lighting would be for residential use only.   
  
LANDSCAPING AND SCREENING  
Any fencing, landscaping, or screening would be for residential purposes.   
 
SIGNAGE 
Any signage would be residential in nature. 
 
 

118



RPC Memo – Prepared by Matt Asselmeier – August 20, 2025 Page 4 of 4  

NOISE CONTROL 
No noise is anticipated. 
 
STORMWATER 
Any new homes would have to be constructed per the Kendall County Code.   
 
FINDINGS OF FACT 
§36-42 (f) 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 map amendment applications. They are listed below in italics.  Staff 
has provided findings in bold below based on the recommendation:  
 
Existing uses of property within the general area of the property in question.  The surrounding properties 
are used for agricultural purposes or larger lot single-family residential uses.   
 
The Zoning classification of property within the general area of the property in question.  The surrounding 
properties are zoned R-1, A-1, or A-1 SU for the sale of agricultural products, art, pottery, and home 
décor not produced on the premises.   
 
The suitability of the property in question for the uses permitted under the existing zoning classification. The 
property is presently mostly zoned A-1 with the southwest corner zoned R-1.  The agricultural housing 
allocations for the subject property have already been used and no new single-family homes can be 
constructed on the subject property without a map amendment and division of the property.   
   
The trend of development, if any, in the general area of the property in question, including changes, if 
any, which may have taken place since the day the property in question was in its present zoning 
classification.  The Zoning Board of Appeals shall not recommend the adoption of a proposed amendment 
unless it finds that the adoption of such an amendment is in the public interest and is not solely for the 
interest of the applicant.  The Zoning Board of Appeals may recommend the adoption of an amendment 
changing the zoning classification of the property in question to any higher classification than that requested 
by the applicant.  For the purpose of this paragraph the R-1 District shall be considered the highest 
classification and the M-2 District shall be considered the lowest classification. The trend of development in 
the area is a mix of agricultural and single-family residential uses found in rural settings.  
 
Consistency with the p u r p o s e  a n d  o b j e c t i v e s  of the Land Resource Management Plan and other 
adopted County or municipal plans and policies.  The Future Land Use Map in the Land Resource 
Management Plan classifies this property as Rural Estate Residential.  The R-1 One Family Residential 
District is consistent with the Rural Estate Residential classification.   
 
RECOMMENDATION  
Staff recommends approval of the proposed map amendment because the proposal is consistent with the Land 
Resource Management Plan.   
 
ATTACHMENTS  
1. Application Materials  
2. Plat of Survey 
3. Ordinance 2022-15 
4. August 6, 2025, Email from the Seward Township Planning Commission 
5. August 6, 2025, ZPAC Meeting Minutes (This Petition Only) 

119



Attachment 1, Page 1

120



Attachment 1, Page 2

121



Attachment 1, Page 3

122



Attachment 1, Page 4

123



Attachment 1, Page 5

124



Attachment 1, Page 6

125



Attachment 1, Page 7

126



Attachment 1, Page 8

127



Attachment 1, Page 9

128



Attachment 1, Page 10

129



Attachment 1, Page 11

130



Attachment 1, Page 12

131



Attachment 1, Page 13

132



Attachment 2

133



Attachment 3, Page 1

134



Attachment 3, Page 2

135



Attachment 3, Page 3

136



Attachment 3, Page 4

137



Attachment 3, Page 5

138



Attachment 4

139



ZPAC Meeting Minutes 08.06.25   

ZONING, PLATTING & ADVISORY COMMITTEE (ZPAC) 
August 6, 2025 – Unapproved Meeting Minutes 

PBZ Chairman Seth Wormley called the meeting to order at 9:02 a.m. 

Present:  
Matt Asselmeier – PBZ Department 
Meagan Briganti – GIS Department  
Fran Klaas – Highway Department  

PETITIONS 

Alyse Olson – Soil and Water Conservation District 
Aaron Rybski – Health Department 
Seth Wormley – PBZ Committee Chair 

Absent:  
Greg Chismark – WBK Engineering, LLC          
David Guritz - Forest Preserve
Brian Holdiman - PBZ Department         
Commander Jason Langston – Sheriff’s Department 

Audience:  
John Tebrugge and Fran Miller 

Petitions 25-09 Irma Loya Quezada and 25-10 
Mr. Asselmeier summarized the requests. 

The Petitioner is requesting a map amendment rezoning approximately three point two (3.2) acres of the northwest corner 
of 14874 Brisbin Road, Minooka from A-1 Agricultural District to R-1 One Family Residential District in order to construct 
one (1) house.  The Petitioner is also requesting a map amendment rezoning approximately three point two (3.2) acres of 
the southwest corner of 14918 Brisbin Road, Minooka from A-1 Agricultural District to R-1 One Family Residential District 
in order to construct one (1) house.   

The Petitioner plans to use Plat Act exemptions to divide the larger parcel. 

The agricultural building permits for the parcels were used in 2003 and 2004.  The only way houses can be constructed on 
the subject parcels is by obtaining the requested map amendment. 

The southwest corner of 14874 Brisbin Road and the northwest corner of 14918 Brisbin Road were rezoned to R-1 in 2022 
by Ordinance 2022-15.   

The application materials, plat of survey, and Ordinance 2022-15 were provided. 

The property is approximately ten point three-seven more or less (10.37 +/-) acres total with approximately three point two 
plus or minus (3.2 +/-) acres proposed for rezoning. 

The existing land use is Agricultural and Single-Family Residential. 

The future land use is Rural Estate Residential (Max 0.45 Du/Acre). 

Brisbin Road is a Township maintained Major Collector. 

There are no trails planned for the area. 

There are no floodplains or wetlands on the property. 

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

The adjacent properties are zoned A-1 and A-1 SU. 
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The County’s plan calls for the area to be Agricultural and Rural Estate Residential.  The Village of Plattville’s plan calls 
for the area to be Low Density Residential. 
 
The properties within one half (1/2) mile are zoned A-1, A-1 SU, and R-1. 
 
The A-1 special use to the west is for the sale of agricultural products, art, pottery, and home décor not produced on the 
premises (Hogan’s Market). 
 
EcoCat submitted on July 22, 2025, and consultation was terminated. 

 
NRI application submitted as part of the rezoning request in 2022.  The LESA Score was 199 indicating a low level of 
protection.  The NRI Summary Report was provided. 

 
Seward Township was emailed information on July 24, 2025.  The Seward Township Planning Commission met on August 
5, 2025, and recommended denial of the proposal by a vote of three (3) against the proposal and one (1) in favor of the 
proposal.  The reasons for denial were as follows:   The same family rezoned their original ten (10) acres three (3) years 
ago to allow for two (2) residential homes and now they are re-zoning once again on the two (2) remaining properties.  Row 
after row of houses rezoned to residential along rural roads was not the intention of the residential plan put in place by the 
county in the Comprehensive Plan and Seward Township approved a new Comprehensive Plan that shows the area as 
Agricultural and not Residential.      
  
The Village of Plattville was emailed information on July 24, 2025.  No comments were received. 

 
The Lisbon-Seward Fire Protection District was emailed information on July 24, 2025.  No comments were received.   

 
The Petitioner desires to rezone the subject property in order to build one (1) house.   
 
Any new homes or accessory structures would be required to meet applicable building codes.   
 
No public or private utilities are onsite.   
 
The property fronts Brisbin Road.  Staff has no concerns regarding the ability of Brisbin Road to support the proposed 
map amendment.   
 
Any new driveways constructed would be for residential purposes.  Any new driveways would have to meet applicable 
regulations and secure proper permits.  
 
No new odors are foreseen.   
 
Any new lighting would be for residential use only.   
   
Any fencing, landscaping, or screening would be for residential purposes.   
 
Any signage would be residential in nature. 
 
No noise is anticipated. 
 
Any new homes would have to be constructed per the Kendall County Code.   
 
The proposed findings of fact are as follows:   
 
Existing uses of property within the general area of the property in question.  The surrounding properties are used for 
agricultural purposes or larger lot single-family residential uses.   
 
The Zoning classification of property within the general area of the property in question.  The surrounding properties are 
zoned R-1, A-1, or A-1 SU for the sale of agricultural products, art, pottery, and home décor not produced on the premises.   
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The suitability of the property in question for the uses permitted under the existing zoning classification. The property is 
presently mostly zoned A-1 with the southwest corner zoned R-1.  The agricultural housing allocations for the subject 
property have already been used and no new single-family homes can be constructed on the subject property without a 
map amendment and division of the property.   
   
The trend of development, if any, in the general area of the property in question, including changes, if any, which may 
have taken place since the day the property in question was in its present zoning classification.  The Zoning Board of 
Appeals shall not recommend the adoption of a proposed amendment unless it finds that the adoption of such an 
amendment is in the public interest and is not solely for the interest of the applicant.  The Zoning Board of Appeals may 
recommend the adoption of an amendment changing the zoning classification of the property in question to any higher 
classification than that requested by the applicant.  For the purpose of this paragraph the R-1 District shall be considered 
the highest classification and the M-2 District shall be considered the lowest classification. The trend of development in 
the area is a mix of agricultural and single-family residential uses found in rural settings.  
 
Consistency with the p u r p o s e  a n d  o b j e c t i v e s  of the Land Resource Management Plan and other adopted County 
or municipal plans and policies.  The Future Land Use Map in the Land Resource Management Plan classifies this property 
as Rural Estate Residential.  The R-1 One Family Residential District is consistent with the Rural Estate Residential 
classification.   
 
Staff recommended approval of the proposed map amendment because the proposal is consistent with the Land Resource 
Management Plan.   
 
Mr. Klaas discussed the conflict between the County’s Plan and Seward Township’s Plan.  
 
Mr. Rybski made a motion, seconded by Mr. Klaas, to recommend approval of the map amendments.   
 
The votes were follows: 
Ayes (6): Asselmeier, Briganti, Klaas, Olson, Rybski, and Wormley 
Nays (0): None 
Abstain (0): None 
Absent (4): Chismark, Guritz, Holdiman and Langston 
 
The motion passed.   
 
The proposals go to the Kendall County Regional Planning Commission on August 27, 2025.  
 

PUBLIC COMMENT 
Fran Miller, Seward Township Trustee, note the Township’s vote on the proposals.  She asked if the motions to forward 
indicated approval or denial of the projects.  Chairman Wormley noted the motions were to forward the proposal and not 
issue a recommendation.  Ms. Miller asked about the Township’s opinion on the Petitions.  Mr. Asselmeier responded that 
for special use permits, the Township only gives a recommendation.  For map amendments, the Township can file a legal 
objection which triggers a supermajority vote at the County Board, if the Township follows the procedure outlined in State 
law.  Mr. Asselmeier explained the timeline for notification of neighbors for zoning actions.   
 

ADJOURNMENT 
Mr. Klaas made a motion, seconded by Mr. Rybski, to adjourn.   
 
With a voice vote of six (6) ayes, the motion carried. 
 
The ZPAC, at 9:27 a.m., adjourned.  
 
Respectfully Submitted, 
Matthew H. Asselmeier, AICP, CFM 
Director 
 
Encs. 
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DEPARTMENT OF PLANNING, BUILDING & ZONING 
807 West John Street • Yorkville, IL • 60560 

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

Petition 25-10 
Irma Loya Quezada 

Map Amendment Rezoning Property from A-1 to R-1 
 
                           

 
 

INTRODUCTION 
The Petitioner is requesting a map amendment rezoning approximately three point two (3.2) acres of the 
southwest corner of 14918 Brisbin Road, Minooka from A-1 Agricultural District to R-1 One Family Residential 
District in order to construct one (1) house.   
 
The Petitioner plans to use Plat Act exemptions to divide the larger parcel. 
 
The agricultural building permits for the parcels were used in 2003 and 2004.  The only way houses can be 
constructed on the subject parcels is by obtaining the requested map amendment. 
 
The northwest corner of the parcel was rezoned to R-1 in 2022 by Ordinance 2022-15.   
 
The application materials are included as Attachment 1.  The plat of survey is included as Attachment 2.  
Ordinance 2022-15 is included as Attachment 3.   
 
SITE INFORMATION 

PETITIONER 
 

Irma Loya Quezada 
 

ADDRESS 14918 Brisbin Road, Minooka   
 

LOCATION East Side of Brisbin Road Approximately 0.5 Miles South of Route 52 
 
 

 
 

TOWNSHIP 
 

Seward 
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PARCEL 
 

09-18-300-019 

LOT SIZE 
 

10.42 +/- Acres-Total; 3.2 +/- Acres-Total Proposed Rezoned Area 

EXISTING LAND 
USE 

 

Agricultural/Single-Family Residential 

ZONING 
 

A-1 Agricultural District 

LRMP 
 

Current 
Land Use 

Agricultural/Single-Family Residential 

Future 
Land Use 

Rural Estate Residential (Max 0.45 Du/Acre) 

Roads Brisbin Road is a Township Maintained Major Collector. 

Trails None 

Floodplain/ 
Wetlands 

None 

  
 

REQUESTED 
ACTION 

  

Map Amendment Rezoning Property from A-1 to R-1  

APPLICABLE 
REGULATIONS 

Section 36-42 – Amendments 
 

  
SURROUNDING LAND USE 

Location Adjacent Land Use Adjacent 
Zoning 

Land Resource 
Management Plan 

Zoning within ½ 
Mile 

North Agricultural A-1 Rural Estate 
Residential  

(Max 0.45 DU/Acre) 
(County) 

Low Density 
Residential 
(Plattville)  

 

A-1 and R-1 

South Agricultural 
 

A-1 Rural Estate 
Residential and 

Agricultural 
 

A-1 

East Agricultural 
 

A-1 
 
 

Rural Estate 
Residential 

A-1 
 

West Agricultural/Farmstead/Hogan’s 
Market 

A-1 and A-1 
SU 

Rural Estate 
Residential 

A-1 and A-1 SU 

 
The A-1 special use to the west is for the sale of agricultural products, art, pottery, and home décor not 
produced on the premises (Hogan’s Market). 
 
PHYSICAL DATA 

ENDANGERED SPECIES REPORT 
EcoCat submitted on July 22, 2025, and consultation was terminated (see Attachment 1, Page 13). 
 
 

146



RPC Memo – Prepared by Matt Asselmeier – August 20, 2025 Page 3 of 4  

NATURAL RESOURCES INVENTORY 
NRI application submitted as part of the rezoning request in 2022.  The LESA Score was 199 indicating 
a low level of protection.  The NRI Summary Report was included as Attachment 1, Pages 8-12. 
 

ACTION SUMMARY 
SEWARD TOWNSHIP 
Seward Township was emailed information on July 24, 2025.   
 
The Seward Township Planning Commission met on August 5, 2025, and recommended denial of the 
proposal by a vote of three (3) against the proposal and one (1) in favor of the proposal.  The reasons 
for denial were as follows:   The same family rezoned their original ten (10) acres three (3) years ago 
to allow for two (2) residential homes and now they are re-zoning once again on the two (2) remaining 
properties.  Row after row of houses rezoned to residential along rural roads was not the intention of 
the residential plan put in place by the county in the Comprehensive Plan and Seward Township 
approved a new Comprehensive Plan that shows the area as Agricultural and not Residential.  An email 
with this information is included as Attachment 4. 
 
The Seward Township Board met on August 12, 2025, reviewed the proposal on August 12, 2025, and 
recommended approval by a vote of three (3) in favor and two (2) in opposition.      

 
VILLAGE OF PLATTVILLE  
The Village of Plattville was emailed information on July 24, 2025.   
 
LISBON-SEWARD FIRE PROTECTION DISTRICT 
The Lisbon-Seward Fire Protection District was emailed information on July 24, 2025.   
 
ZPAC reviewed this proposal at their meeting on August 6, 2025.  Discussion occurred regarding the 
conflict between the Seward Township Plan and the County Land Resource Management Plan.  ZPAC 
recommended approval of the proposal by a vote of six (6) in favor and zero (0) in opposition with four 
members absent.  The minutes of the meeting are included as Attachment 5.   
 

GENERAL INFORMATION 
The Petitioner desires to rezone the subject property in order to build one (1) house.   
 
BUILDING CODES 
Any new homes or accessory structures would be required to meet applicable building codes.   
 
UTILITIES 
No public or private utilities are onsite.   
 
ACCESS 
The property fronts Brisbin Road.  Staff has no concerns regarding the ability of Brisbin Road to support the 
proposed map amendment.   
 
PARKING AND INTERNAL TRAFFIC CIRCULATION 
Any new driveways constructed would be for residential purposes.  Any new driveways would have to meet 
applicable regulations and secure proper permits.  
 
ODORS 
No new odors are foreseen.   
 
LIGHTING 
Any new lighting would be for residential use only.   
  
LANDSCAPING AND SCREENING  
Any fencing, landscaping, or screening would be for residential purposes.   
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SIGNAGE 
Any signage would be residential in nature. 
 
NOISE CONTROL 
No noise is anticipated. 
 
STORMWATER 
Any new homes would have to be constructed per the Kendall County Code.   
 
FINDINGS OF FACT 
§36-42 (f) 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 map amendment applications. They are listed below in italics.  Staff 
has provided findings in bold below based on the recommendation:  
 
Existing uses of property within the general area of the property in question.  The surrounding properties 
are used for agricultural purposes or larger lot single-family residential uses.   
 
The Zoning classification of property within the general area of the property in question.  The surrounding 
properties are zoned R-1, A-1, or A-1 SU for the sale of agricultural products, art, pottery, and home 
décor not produced on the premises.   
 
The suitability of the property in question for the uses permitted under the existing zoning classification. The 
property is presently mostly zoned A-1 with the northwest corner zoned R-1.  The agricultural housing 
allocations for the subject property have already been used and no new single-family homes can be 
constructed on the subject property without a map amendment and division of the property.   
   
The trend of development, if any, in the general area of the property in question, including changes, if 
any, which may have taken place since the day the property in question was in its present zoning 
classification.  The Zoning Board of Appeals shall not recommend the adoption of a proposed amendment 
unless it finds that the adoption of such an amendment is in the public interest and is not solely for the 
interest of the applicant.  The Zoning Board of Appeals may recommend the adoption of an amendment 
changing the zoning classification of the property in question to any higher classification than that requested 
by the applicant.  For the purpose of this paragraph the R-1 District shall be considered the highest 
classification and the M-2 District shall be considered the lowest classification. The trend of development in 
the area is a mix of agricultural and single-family residential uses found in rural settings.  
 
Consistency with the p u r p o s e  a n d  o b j e c t i v e s  of the Land Resource Management Plan and other 
adopted County or municipal plans and policies.  The Future Land Use Map in the Land Resource 
Management Plan classifies this property as Rural Estate Residential.  The R-1 One Family Residential 
District is consistent with the Rural Estate Residential classification.   
 
RECOMMENDATION  
Staff recommends approval of the proposed map amendment because the proposal is consistent with the Land 
Resource Management Plan.   
 
ATTACHMENTS  
1. Application Materials  
2. Plat of Survey 
3. Ordinance 2022-15 
4. August 6, 2025, Email from the Seward Township Planning Commission 
5. August 6, 2025, ZPAC Meeting Minutes (This Petition Only) 
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ZONING, PLATTING & ADVISORY COMMITTEE (ZPAC) 
August 6, 2025 – Unapproved Meeting Minutes 

PBZ Chairman Seth Wormley called the meeting to order at 9:02 a.m. 

Present:  
Matt Asselmeier – PBZ Department 
Meagan Briganti – GIS Department  
Fran Klaas – Highway Department  

PETITIONS 

Alyse Olson – Soil and Water Conservation District 
Aaron Rybski – Health Department 
Seth Wormley – PBZ Committee Chair 

Absent:  
Greg Chismark – WBK Engineering, LLC          
David Guritz - Forest Preserve
Brian Holdiman - PBZ Department         
Commander Jason Langston – Sheriff’s Department 

Audience:  
John Tebrugge and Fran Miller 

Petitions 25-09 Irma Loya Quezada and 25-10 
Mr. Asselmeier summarized the requests. 

The Petitioner is requesting a map amendment rezoning approximately three point two (3.2) acres of the northwest corner 
of 14874 Brisbin Road, Minooka from A-1 Agricultural District to R-1 One Family Residential District in order to construct 
one (1) house.  The Petitioner is also requesting a map amendment rezoning approximately three point two (3.2) acres of 
the southwest corner of 14918 Brisbin Road, Minooka from A-1 Agricultural District to R-1 One Family Residential District 
in order to construct one (1) house.   

The Petitioner plans to use Plat Act exemptions to divide the larger parcel. 

The agricultural building permits for the parcels were used in 2003 and 2004.  The only way houses can be constructed on 
the subject parcels is by obtaining the requested map amendment. 

The southwest corner of 14874 Brisbin Road and the northwest corner of 14918 Brisbin Road were rezoned to R-1 in 2022 
by Ordinance 2022-15.   

The application materials, plat of survey, and Ordinance 2022-15 were provided. 

The property is approximately ten point three-seven more or less (10.37 +/-) acres total with approximately three point two 
plus or minus (3.2 +/-) acres proposed for rezoning. 

The existing land use is Agricultural and Single-Family Residential. 

The future land use is Rural Estate Residential (Max 0.45 Du/Acre). 

Brisbin Road is a Township maintained Major Collector. 

There are no trails planned for the area. 

There are no floodplains or wetlands on the property. 

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

The adjacent properties are zoned A-1 and A-1 SU. 
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The County’s plan calls for the area to be Agricultural and Rural Estate Residential.  The Village of Plattville’s plan calls 
for the area to be Low Density Residential. 
 
The properties within one half (1/2) mile are zoned A-1, A-1 SU, and R-1. 
 
The A-1 special use to the west is for the sale of agricultural products, art, pottery, and home décor not produced on the 
premises (Hogan’s Market). 
 
EcoCat submitted on July 22, 2025, and consultation was terminated. 

 
NRI application submitted as part of the rezoning request in 2022.  The LESA Score was 199 indicating a low level of 
protection.  The NRI Summary Report was provided. 

 
Seward Township was emailed information on July 24, 2025.  The Seward Township Planning Commission met on August 
5, 2025, and recommended denial of the proposal by a vote of three (3) against the proposal and one (1) in favor of the 
proposal.  The reasons for denial were as follows:   The same family rezoned their original ten (10) acres three (3) years 
ago to allow for two (2) residential homes and now they are re-zoning once again on the two (2) remaining properties.  Row 
after row of houses rezoned to residential along rural roads was not the intention of the residential plan put in place by the 
county in the Comprehensive Plan and Seward Township approved a new Comprehensive Plan that shows the area as 
Agricultural and not Residential.      
  
The Village of Plattville was emailed information on July 24, 2025.  No comments were received. 

 
The Lisbon-Seward Fire Protection District was emailed information on July 24, 2025.  No comments were received.   

 
The Petitioner desires to rezone the subject property in order to build one (1) house.   
 
Any new homes or accessory structures would be required to meet applicable building codes.   
 
No public or private utilities are onsite.   
 
The property fronts Brisbin Road.  Staff has no concerns regarding the ability of Brisbin Road to support the proposed 
map amendment.   
 
Any new driveways constructed would be for residential purposes.  Any new driveways would have to meet applicable 
regulations and secure proper permits.  
 
No new odors are foreseen.   
 
Any new lighting would be for residential use only.   
   
Any fencing, landscaping, or screening would be for residential purposes.   
 
Any signage would be residential in nature. 
 
No noise is anticipated. 
 
Any new homes would have to be constructed per the Kendall County Code.   
 
The proposed findings of fact are as follows:   
 
Existing uses of property within the general area of the property in question.  The surrounding properties are used for 
agricultural purposes or larger lot single-family residential uses.   
 
The Zoning classification of property within the general area of the property in question.  The surrounding properties are 
zoned R-1, A-1, or A-1 SU for the sale of agricultural products, art, pottery, and home décor not produced on the premises.   
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The suitability of the property in question for the uses permitted under the existing zoning classification. The property is 
presently mostly zoned A-1 with the southwest corner zoned R-1.  The agricultural housing allocations for the subject 
property have already been used and no new single-family homes can be constructed on the subject property without a 
map amendment and division of the property.   
   
The trend of development, if any, in the general area of the property in question, including changes, if any, which may 
have taken place since the day the property in question was in its present zoning classification.  The Zoning Board of 
Appeals shall not recommend the adoption of a proposed amendment unless it finds that the adoption of such an 
amendment is in the public interest and is not solely for the interest of the applicant.  The Zoning Board of Appeals may 
recommend the adoption of an amendment changing the zoning classification of the property in question to any higher 
classification than that requested by the applicant.  For the purpose of this paragraph the R-1 District shall be considered 
the highest classification and the M-2 District shall be considered the lowest classification. The trend of development in 
the area is a mix of agricultural and single-family residential uses found in rural settings.  
 
Consistency with the p u r p o s e  a n d  o b j e c t i v e s  of the Land Resource Management Plan and other adopted County 
or municipal plans and policies.  The Future Land Use Map in the Land Resource Management Plan classifies this property 
as Rural Estate Residential.  The R-1 One Family Residential District is consistent with the Rural Estate Residential 
classification.   
 
Staff recommended approval of the proposed map amendment because the proposal is consistent with the Land Resource 
Management Plan.   
 
Mr. Klaas discussed the conflict between the County’s Plan and Seward Township’s Plan.  
 
Mr. Rybski made a motion, seconded by Mr. Klaas, to recommend approval of the map amendments.   
 
The votes were follows: 
Ayes (6): Asselmeier, Briganti, Klaas, Olson, Rybski, and Wormley 
Nays (0): None 
Abstain (0): None 
Absent (4): Chismark, Guritz, Holdiman and Langston 
 
The motion passed.   
 
The proposals go to the Kendall County Regional Planning Commission on August 27, 2025.  
 

PUBLIC COMMENT 
Fran Miller, Seward Township Trustee, note the Township’s vote on the proposals.  She asked if the motions to forward 
indicated approval or denial of the projects.  Chairman Wormley noted the motions were to forward the proposal and not 
issue a recommendation.  Ms. Miller asked about the Township’s opinion on the Petitions.  Mr. Asselmeier responded that 
for special use permits, the Township only gives a recommendation.  For map amendments, the Township can file a legal 
objection which triggers a supermajority vote at the County Board, if the Township follows the procedure outlined in State 
law.  Mr. Asselmeier explained the timeline for notification of neighbors for zoning actions.   
 

ADJOURNMENT 
Mr. Klaas made a motion, seconded by Mr. Rybski, to adjourn.   
 
With a voice vote of six (6) ayes, the motion carried. 
 
The ZPAC, at 9:27 a.m., adjourned.  
 
Respectfully Submitted, 
Matthew H. Asselmeier, AICP, CFM 
Director 
 
Encs. 
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