
 
 
 
 
 

PLANNING AND ZONING  
COMMISSION AGENDA 

 Wednesday, September 11, 2024 
7:00 PM 

Yorkville City Hall Council Chambers 
651 Prairie Pointe Drive 

 
Meeting Called to Order: 7:00 p.m.  
 
Roll Call:  
 
Previous meeting minutes:  August 14, 2024 
 
Citizen’s Comments 
--------------------------------------------------------------------------------------------------------------------  
Public Hearings 

1. CONTINUED PZC 2024-17 United City of Yorkville, petitioner, is requesting a text amendment to 
Chapter 8. UDO Review and Approval Procedures within the United City of Yorkville’s Unified 
Development Ordinance. The proposed text amendment will revise and clarify general application 
requirements, board/commission review, and procedures related to petitions for text and map 
amendments, annexations, annexation agreements, and economic incentive/development agreements 
within the United City of Yorkville’s Unified Development Ordinance. 

2. PZC 2024-01 Yorkville Renewables, LLC, contract lessee, and Daniel A. and Charene S. Nagel, 
property owners, petitioners, have filed applications with the United City of Yorkville, Kendall 
County, Illinois, requesting rezoning classification, special use authorization, and a bulk regulation 
variance approval. The real property is located on the southwest corner of Galena Road and Illinois 
Route 47. The petitioners are requesting rezoning approval from R-2 Single-Family Traditional 
Residence District to A-1 Agricultural District. The petitioners are also requesting special use permit 
approval in pursuant to Section 10-8-5 of the Unified Development Ordinance for a solar farm. 
Lastly, the petitioners are requesting a bulk regulation variance to Section 10-4-13.B of the Unified 
Development Ordinance requesting a reduction in the north, west, and south property lines setback 
from 50 feet to 8 feet. 
 

Unfinished Business 

New Business 

1. PZC 2024-17 United City of Yorkville, petitioner, is requesting a text amendment to Chapter 8. 
UDO Review and Approval Procedures within the United City of Yorkville’s Unified Development 
Ordinance. The proposed text amendment will revise and clarify general application requirements, 
board/commission review, and procedures related to petitions for text and map amendments, 
annexations, annexation agreements, and economic incentive/development agreements within the 
United City of Yorkville’s Unified Development Ordinance. 

Action Item 
Text Amendment 
 

United City of Yorkville  
651 Prairie Pointe Drive 
Yorkville, Illinois 60560 
Telephone:  630-553-4350 
www.yorkville.il.us  
 

http://www.yorkville.il.us/


2. PZC 2024-01 Yorkville Renewables, LLC, contract lessee, and Daniel A. and Charene S. Nagel, 
property owners, petitioners, have filed applications with the United City of Yorkville, Kendall 
County, Illinois, requesting rezoning classification, special use authorization, and a bulk regulation 
variance approval. The real property is located on the southwest corner of Galena Road and Illinois 
Route 47. The petitioners are requesting rezoning approval from R-2 Single-Family Traditional 
Residence District to A-1 Agricultural District. The petitioners are also requesting special use permit 
approval in pursuant to Section 10-8-5 of the Unified Development Ordinance for a solar farm. 
Lastly, the petitioners are requesting a bulk regulation variance to Section 10-4-13.B of the Unified 
Development Ordinance requesting a reduction in the north, west, and south property lines setback 
from 50 feet to 8 feet. 

Action Item 
Rezoning, Special Use, and Variance 

 
3. PZC 2024-18 Kendall County Petition 24-07, Jerry Styrczula, petitioner, on behalf of A&D 

Properties, LLC is requesting site plan approval to operate a trucking business for the sale and storage 
of semi-trailers, small trailers, semi-tractors, and similar uses at 7789 Route 47. The real property is 
located north of Ament Road and immediately west of South Bridge Street in unincorporated Kendall 
County.  

 Action Item  
 1.5 Mile Review 
 

4. PZC 2024-20 Kendall County Petition 24-22, Leo M. Phillip is requesting an approval of a map 
amendment (rezoning) 11.6 +/- acres located at the northwest corner of Legion and East Highpoint 
Roads, commonly known as addressed 10835 Legion Road, from A-1 Agricultural District to R-1 
One-Family Residential District. The purpose of the request is to construct approximately three (3) 
single-family houses.  

Action Item 
1.5 Mile Review 
 

 
Additional Business 

1. City Council Action Updates 

a. PZC 2024-16 2551 N. Bridge St., Illinois Department of Transportation, petitioner, and 
B&K Enterprises, LLC, owners, have filed an application with the United City of Yorkville, 
Kendall County, Illinois, requesting a variance approval. The real property is located at 2551 
N. Bridge St, Yorkville, Illinois and is generally located at the northwest corner of Route 47 
and Cannonball Trail intersection. The petitioner is requesting a variance to permit the 
decrease of the minimum parking lot adjacent to an arterial roadway setback to 8.7 feet from 
the required 20 feet from the property line for the B-3 General Business District. 

Action Item 
Variance 

 
 
Adjournment 
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  PLANNING & ZONING COMMISSION  
City Council Chambers 

651 Prairie Pointe Drive, Yorkville, IL 
Wednesday, August 14, 2024  7:00pm 

  
 
Meeting Called to Order 
Chairman Richard Vinyard called the meeting to order at 7:00pm, roll was called and a 
quorum was established.  
 
Roll Call   
Ryan Forristall-yes, Greg Millen-yes, Marge Linnane-yes, Richard Vinyard-yes  
 
Absent:  Reagan Goins, Danny Williams, Rusty Hyett 
  
City Staff 
Krysti Barksdale-Noble, Community Development Director  
Sara Mendez, Planner1 
        
Other Guests    
Lynn Dubajic Kellogg, City Consultant    
Chris Vitosh, Vitosh Reporting Service 
Gregg Ingemunson, Attorney 
 
Previous Meeting Minutes  July 10, 2024 
Motion by Ryan Forristall and second by Greg Millen to approve the minutes as 
presented.  Roll call:  Millen-yes, Linnane-yes, Vinyard-yes, Forristall-yes  Carried 4-0.  
  
Citizen’s Comments  None  
 
Public Hearings   
Chairman Vinyard said there are 2 Public Hearings scheduled for tonight, however, PZC 
2024-17 for a text amendment was published, but additional staff review and material is 
needed.  He asked for a motion to open the Hearing and continue it to the next PZC 
meeting on September 11th.  So moved by Mr. Forristall and seconded by Mr. Millen.  
Roll call:  Millen-yes, Linnane-yes, Vinyard-yes, Forristall-yes.  Carried 4-0. 
 
Chairman Vinyard explained the procedure for the Public Hearing, taking of testimony 
and then swore in those who would present testimony.   
 
A motion was made and seconded by Mr. Forristall and Mr. Millen, respectively, at 
7:04pm, to open the Public Hearing.    Roll call:   Linnane-yes, Vinyard-yes, Forristall-
yes, Millen.  Carried 4-0. 
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1. PZC 2024-16  2551 N. Bridge St., Illinois Department of Transportation, 
petitioner, and B&K Enterprises, LLC, owners, have filed an application with the 
United City of Yorkville, Kendall County, Illinois, requesting a variance 
approval. The real property is located at 2551 N. Bridge St., Yorkville, Illinois 
and is generally located at the northwest corner of Route 47 and Cannonball Trail 
intersection.  The petitioner is requesting a variance to permit the decrease of the 
minimum parking lot adjacent to an arterial roadway setback to 8.7 feet from the 
required 20 feet from the property line for the B-3 General Business District. 

  
Attorney Gregg Ingemunson said the variance is to permit the decrease of the minimum 
parking lot setback adjacent to an arterial roadway.  The state is taking some of the land, 
so the variance is being requested.   
   
No further testimony was given so at approximately 7:05pm a motion was made by Mr. 
Forristall and seconded by Mr. Millen to close the Public Hearing.  Roll call: Linnane-
yes, Vinyard-yes, Forristall-yes, Millen-yes.  Carried 4-0. 
 
(See Court Reporter's transcript) 
  
Unfinished Business   None 
            
New Business 

1. PZC 2024-16   2551 N. Bridge St. (same as description above) 
Ms. Mendez provided background for this petition and said Mr. Ingemunson is the 
attorney for IDOT as well as the property owners, B&K Enterprises, LLC.  They are 
seeking a variance to permit a decrease in the minimum parking lot setback adjacent to an 
arterial roadway in the B-3 General Business district from 20 feet to 8.7 feet.  The parcel 
is about 1.5 acres and an occupied office building is located there.  At the time of final 
plat approval in 2006, it met the bulk regulations of the B-3 district.  The reason for the 
petition is IDOT is acquiring land for widening of Rt. 47.  The minimum parking spots 
are still met since 16 are required and they will still have 33.    The land use is consistent 
with the Comp Plan and staff is supportive of the request.  The UDO states that the 
Planning and Zoning Commission can make the final decision since the request is part of 
eminent domain.  There was no discussion by the Commissioners. 
 
 Action Item 
 Variance 
A motion and second was made by Commissioners Forristall and Millen, respectively, to 
approve PZC 2024-16 and Mr. Forristall read the motion as follows: In consideration of 
testimony presented during a Public Hearing on August 14, 2024 and approval of the 
findings of fact, the Planning and Zoning Commission approves the decrease of the 
minimum parking lot setback adjacent to an arterial roadway in the B-3 General Business 
District from the required twenty (20) feet to 8.7 feet from the property line, as stated in 
section 10-3-9-A.4 of the Unified Development Ordinance for the property located at 
2551 N. Bridge Street.   Roll call:  Vinyard-yes, Forristall-yes, Millen-yes, Linnane-yes. 
Carried 4-0. 
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Additional Business   
1.   City Council Action Updates 
 
 a.  PZC 2024-12   102 Worsley St. rezoning classification and variance.    
       
  b.  PZC 2024-14  Grande Reserve Units 10 & 11  Final Plat approval. 
Ms. Noble said both the above cases were approved by the City Council. 
 
In another matter, Ms. Noble said staff is proposing new member training either on 
November 13th at the regular meeting or moved into the next year.  Commissioners 
should contact Ms. Noble with their input. 
 
Adjournment 
There was no further business and the meeting was adjourned at 7:13pm on a motion by 
Mr. Forristall and second by Mr. Millen.  Unanimous voice vote approval. 
 
Respectfully submitted by  
Marlys Young, Minute Taker  
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UNITED CITY OF YORKVILLE

YORKVILLE, ILLINOIS

 PLANNING AND ZONING COMMISSION 

PUBLIC HEARING

651 Prairie Pointe Drive 

Yorkville, Illinois

Wednesday, August 14, 2024

7:00 p.m.
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PRESENT: 

Mr. Rich Vinyard, Chairman,

Mr. Greg Millen,

Mr. Ryan Forristall, 

Ms. Marge Linane.

ALSO PRESENT:  

Ms. Krysti Barksdale-Noble, Community 

Development Director;

Ms. Sara Mendez, Planner;

Ms. Marlys Young, Minute Taker.  

 - - - - -

I N D E X

WITNESS: PAGE:

Gregg Ingemunson 7

- - - - -
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(WHEREUPON, the following 

  proceedings were had in public

  hearing:) 

CHAIRMAN VINYARD:  So there are two 

public hearings scheduled for tonight's Planning 

and Zoning Commission meeting; however, PZC 

2024-17, UDO Chapter 8, UDO review and approval 

procedures, which was a text amendment, was 

published, but additional staff review is needed;  

therefore, this agenda item will be open and 

continued until the next Planning and Zoning 

Commission meeting.  

Due to the absence of staff material 

for this agenda item, may I have a motion to open 

and continue the public hearing scheduled for PZC 

2024-17 from the August 14th, 2024 Planning and 

Zoning Commission meeting to the September 11th, 

2024 Planning and Zoning Commission meeting at 

the same time and place as the originally planned 

hearing? 

So we are opening it now, we will 

continue it until the September meeting.  Can I 

have a motion?  

MR. FORRISTALL:  So moved. 
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MR. MILLEN:  Second. 

CHAIRMAN VINYARD:  Roll call, please.

MS. YOUNG:  Yes.  Millen.  

MR. MILLEN:  Yes. 

MS. YOUNG:  Linane.  

MS. LINANE:  Yes.  

MS. YOUNG:  Vinyard.  

CHAIRMAN VINYARD:  Yes.  

MS. YOUNG:  And Forristall.  

MR. FORRISTALL:  Yes.  

MS. YOUNG:  Thank you.  

CHAIRMAN VINYARD:  Very good.  Okay.  So 

the public hearings for PZC 2024-17 have been 

continued to the September 11th, 2024 Planning 

and Zoning Commission meeting.  

The purpose of the hearing is to 

invite testimony from members of the public 

regarding the proposed request that is being 

considered before this Commission tonight.  

Public testimony from persons 

present who wish to speak may be for or against 

the request or to ask questions of the petitioner 

regarding the request being heard.  

Those persons wishing to testify are 
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asked to speak clearly, one at a time, and state 

your name and who you represent.  You are also 

asked to sign in at the podium if you plan to 

speak during tonight's hearing as a petitioner or 

as a member of the public.  

Please stand and raise your right 

hand.  

MR. INGEMUNSON:  I can testify.

(The witness thereupon duly sworn.) 

CHAIRMAN VINYARD:  So the order for 

receiving testimony here in the public hearing 

will be as follows:  The petitioner presentation; 

those who wish to speak in favor of the request; 

followed by those who wish to speak in opposition 

of the request.  

So may I have a motion to open the 

public hearing on Petition number PZC 2024-16, 

2551 North Bridge Street, requesting a variance?

MR. FORRISTALL:  So moved.  

MR. MILLEN:  Second. 

CHAIRMAN VINYARD:  Roll call on the 

motion, please. 

MS. YOUNG:  Yes.  Linane.  

MS. LINANE:  Yes.  
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MS. YOUNG:  Vinyard.  

CHAIRMAN VINYARD:  Yes.  

MS. YOUNG:  Forristall.  

MR. FORRISTALL:  Yes.  

MS. YOUNG:  And Millen.  

MR. MILLEN:  Yes.  

MS. YOUNG:  Thank you.

CHAIRMAN VINYARD:  Okay.  So the public 

hearing up for discussion tonight is as follows:  

The Illinois Department of Transportation, the 

petitioner, and B & K Enterprises, LLC, owners, 

have filed an application with the United City of 

Yorkville, Kendall County, Illinois, requesting a 

variance approval.  

The real property is located at 2551 

North Bridge Street, Yorkville Illinois, and is 

generally located at the northwest corner of 

Route 47 and Cannonball Trail intersection.  

The petitioner is requesting a 

variance to permit the decrease of the minimum 

parking lot adjacent to an arterial roadway 

setback from 8.7 feet from the required 

20 feet -- to 8.7 feet from the required 20 foot 

from the property line for B-3 General Business 
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District.  

Is the petitioner for PZC 2024-16, 

2551 North Bridge Street, ready to present? 

GREGG INGEMUNSON,

having been first duly sworn, testified as 

follows:  

MR. INGEMUNSON:  There is not much 

really to present because you just called it 

right there.  It's just based on the taking, they 

are widening the road of 47, so what we are doing 

is essentially making it so they have a variance 

so they later can't -- don't have to move their 

parking or remove it. 

CHAIRMAN VINYARD:  Sir, these are the 

sign variances that I love approving.  

MR. INGEMUNSON:  Yes, same thing. 

CHAIRMAN VINYARD:  This is a clear-cut 

business transaction between the state and -- 

MR. INGEMUNSON:  Well, we were going to 

need one of those, but we moved our take-back to 

seven-feet-ish, so we don't have a variance on 

that one, so that was two variances, so now we 

only need one for the parking, so that's all it 

is.  
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CHAIRMAN VINYARD:  Okay.  Is there 

anyone who wishes to speak in favor of the 

request?  

(No response.) 

CHAIRMAN VINYARD:  Anyone present who 

wishes to speak in opposition of the request?

(No response.)  

CHAIRMAN VINYARD:  Are there any 

questions from the commissioners for the 

petitioner?

(No response.) 

CHAIRMAN VINYARD:  So every time the 

state comes in and buys something that line gets 

moved back and we can't make up that distance, so 

that's why they are coming up, the typical 

variance on the ordinance to get that.  

All right.  Since all public 

testimony regarding this petition has been taken, 

may I have a motion to close the taking of 

testimony and this public hearing?

MR. FORRISTALL:  So moved.  

MR. MILLEN:  Second.  

CHAIRMAN VINYARD:  Roll call vote on the 

motion, please.  
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MS. YOUNG:  Yes.  Linane.  

MS. LINANE:  Yes.  

MS. YOUNG:  Vinyard.  

CHAIRMAN VINYARD:  Yes.  

MS. YOUNG:  Forristall.  

MR. FORRISTALL:  Yes.  

MS. YOUNG:  And Millen.  

MR. MILLEN:  Yes.  

CHAIRMAN VINYARD:  Okay.  The public 

hearing portion of tonight's meeting is closed.

(Which were all the proceedings had 

 in the public hearing portion of 

 the meeting, concluding at 7:07 

 p.m.)

---o0o---
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STATE OF ILLINOIS )
     ) SS:

COUNTY OF LASALLE )

I, CHRISTINE M. VITOSH, a Certified 

Shorthand Reporter of the State of Illinois, do 

hereby certify:

That previous to the commencement 

of any testimony heard, the witnesses were duly 

sworn to testify the whole truth concerning the 

matters herein;

That the foregoing public hearing 

transcript, Pages 1 through 11, was reported 

stenographically by me by means of machine 

shorthand, was simultaneously reduced to 

typewriting via computer-aided transcription 

under my personal direction, and constitutes a 

true record of the testimony given and the 

proceedings had;

That the said public hearing was taken 

before me at the time and place specified;

That I am not a relative or employee or 

attorney or counsel, nor a relative or employee 

of such attorney or counsel for any of the 

parties hereto, nor interested directly or 

indirectly in the outcome of this action.
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I further certify that my certificate 

attached hereto applies to the original 

transcript and copies thereof signed and 

certified under my hand only.  I assume no 

responsibility for the accuracy of any reproduced 

copies not made under my control or direction.

IN WITNESS WHEREOF, I do hereunto set my 

hand at Leland, Illinois, this 21st day of July, 

2024.

__________________________________

CHRISTINE M. VITOSH,
C.S.R. Certificate No. 084-02883

/s/
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Summary 

This memo highlights two (2) key areas necessitating a proposed text amendment to Chapter 8 of the 
Unified Development Ordinance (UDO): 

1. Clarification of Public Hearing and Mailed Notice Requirements for Annexation Agreement 
Requests 
The need for this amendment was driven by the Hagemann Trust annexation agreement 
application, which exposed confusion within the UDO regarding the requirement for mailed 
notices in cases involving annexation agreements. To resolve this, staff proposes revisions aimed 
at making the requirements for public hearings and mailed notices more explicit, ensuring that all 
stakeholders have a clear understanding of the procedures. 
 

2. Correction of Additional Inconsistencies and Errors in Chapter 8 of the UDO 
In addition to clarifying the annexation notice requirements, this amendment seeks to rectify other 
unrelated issues within Chapter 8. Specifically, the amendment will reconcile inconsistencies 
between the text and graphical representations within the UDO, and correct various oversights and 
grammatical errors that were identified during a comprehensive review by staff and the City 
Attorney. 

 
In addition to the text, recommended revisions are also specific to the following tables/figures within the 
UDO: Table 10-8-4(A): Summary of Board/Commission Review and Approval Procedures, Table 10-8-
4(B)(1): Notice Methods by Board/Commission Review and Action Procedure, Figure 8.2. Subdivision 
Procedure, Figure 8.4. Text Amendment, and Figure 8.6 Annexation Procedure. 
 
Chapter 8 - Unified Development Ordinance 

Chapter 8 of the Unified Development Ordinance (UDO) outlines the processes and authorities for 
various development approvals, including special uses, planned unit developments, variations, 
subdivisions, appeals, map and text amendments, annexations, and building permits. It also defines the 
roles of key officials, such as the Zoning Administrator, Zoning Officer, and the various review bodies, 
including the Plan Council, Economic Development Committee, and Planning and Zoning Commission. 

 
When adopting the UDO, staff and consultants made minimal changes to the existing zoning 

authorities. A key goal of the UDO Advisory Committee was to include flow charts and tables that 
visually simplify the review and approval processes for the public and developers. 

 
During the Hagemann Trust annexation agreement application, it was discovered that a 

guidance table incorrectly required mailed public hearing notices to property owners within 500 feet, 
instead of just a published notice in a local newspaper, as mandated by state law and established city 
practice. Upon realizing this, staff held an additional public hearing and sent certified mail notices to 
the nearby property owners. Following this, staff and the City Attorney thoroughly reviewed Chapter 8 
to recommend procedural corrections, specifically for annexation and annexation agreement notice 

Memorandum 
To:  Planning and Zoning Commission 
From:  Krysti J. Barksdale-Noble, Community Development Director  
CC:  Bart Olson, City Administrator  
 Sara Mendez, Planner I 
Date:  September 4, 2024 
Subject:  PZC 2024-17 Chapter 8: UDO Review & Approval Procedures  
 Proposed Text Amendment 
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requirements, to ensure clarity and consistency with state laws without altering the original intent of the 
UDO. We also identified other non-related text inconsistencies and grammatical errors within the chapter 
and are making additional recommendations for amendment. 

 
Proposed Text Amendments 

Below is a bullet point summary of the proposed amendments to the text, tables, and figures in 
Chapter 8 of the Unified Development Ordinance (UDO) Review and Approval Procedures. To simplify 
reference, the amendments are listed in the order they appear in the UDO. However, staff has categorized 
each change in the memo as either "Annexation" or "Non-Annexation" to clearly differentiate between 
clarifications on public hearing and mailed notice requirements for annexations and other unrelated 
corrections. 

1. NON-ANNEXATION - Section 10-8-2(A): General Application Requirements (page 4 of 37)  
• Added the word “text” to clarify that a “text amendment” does not require an application 

and can also be initiated by the majority beneficiary of a land trust and the Mayor. 
 

2. ANNEXATION - Table 10-8-4(A): Summary of Board/Commission Review and Approval 
Procedures (page 10 of 37) as detailed below: 
 

Table 10-8-4(A): Summary of Board/Commission Review and Approval Procedures 

Petition Review Procedure Plan Council 

Economic 
Development 

Committee 

Planning and 
Zoning 

Commission City Council  
Special Use A A R1 D 
Subdivision A A R D 
Planned Unit Development A A R1 D 
Variation A A R1 /D3 D3 
Appeal     D   
Text Amendment   A R1 D 
Map Amendment A2 A R1 D 
Annexations A2 A   D 
Annexation Agreements A2 A  D4 
Economic Incentive/Development 
Agreement A2 A   D 
Key: 
A = Advisory Body 
R = Recommending Body 
D = Decision Making Body  
1 = Public Hearing Notice Required  
2 = Optional Review Step at the Zoning Administrator's discretion 
3 = Authorized Variances per Section 10-8-9.B 
4 = Taxing Body Notice per Table 10-8-4 (B)(1) 

 
• NON-ANNEXATION - Revised table regarding the petition review procedures for a 

Variation to denote those authorized variations can be decided solely by the Planning and 
Zoning Commission. This is to ensure that the text within the table is consistent with the 
provisions approved under Section 10-8-9.B.  
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• ANNEXATION - Added “Annexation Agreements” as a separate petition from an 
“Annexation”.  

o As recommended by the City Attorney, voluntary petitions for annexations that do 
not include requests for rezoning or variations should not require a public hearing. 
This is also consistent with Division 1 of Article 7 of the Illinois Municipal Code 
(65 ILCS 5/7-1-1, et seq.) which regulates the various means of annexing property 
to a municipality.  

o Therefore, any request by a developer/property owner/petitioner solely seeking 
annexation, without a request for an annexation agreement, variance, or for 
rezoning from the assigned R-1 designation upon annexation, will not be 
required to have a public hearing, publish a notice in the newspaper or send 
certified mailed notices. 
  

• ANNEXATION - Noted that only “Annexation Agreements” require taxing body notice 
as further defined in Table 10-8-4(B)(1) per Division 1 of Article 7 of the Illinois 
Municipal Code (65 ILCS 5/7-1-1, et seq.).  

• NON-ANNEXATION - Clarified that the Plan Council meeting requirement is an optional 
review step, subject to the discretion of the Zoning Administrator, for Map Amendments 
(Rezonings), Annexations, and Annexation Agreements.  

• ANNEXATION - Removed the word “Hearing” from #1 under the Key within the Table 
to read “1= Public Notice Required” and added the word “Public” in Section 10-8-4(B) for 
consistency in terminology. 
 

3. ANNEXATION - Table 10-8-49B)(1): Notice Methods by Board/Commission Review and 
Action Procedure (page 10-11) as detailed below: 
 

 
Table 10-8-4(B)(1): Notice Methods by Board/Commission Review and 
Action Procedure 

Petition Review Procedure 
Published 

Notice Mailed Notice 
Special Use ● ● 
Special Use Major Amendment ● ● 
Planned Unit Development ● ● 
Planned Unit Development Major 
Amendment ● ● 
Variation ● ● 
Map Amendment ● ● 
Text Amendment ●   
Annexations ● ● 
Annexation Agreements ● 1 
Economic Incentive/Development 
Agreement     
Key: 
● = Required Notice Method  
1= Required Notice only to Trustees of Fire Protection District and Township 
Trustees and Commissioner of Highways if the land to be annexed includes any 
highway under township jurisdiction. 
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• ANNEXATION - Revised table to reflect petitions for “Annexation” without requests for 
zoning or variances do not require a published notice or mailed notice. 

• ANNEXATION - Revised table to reflect petitions for “Annexation Agreement” require a 
published notice and require only a mailed notice to the Trustees of the Fire Protection 
District and Township Trustees and Commissioner of Highways if the land to be annexed 
includes any highway under the township jurisdiction to reflect state statute. 

o This has been staff’s practice for all annexations, but this language clarifies and 
codifies that process. 
 

4. NON-ANNEXATION - Section 10-8-4(B)(2): Published Notice (page 11 of 37) 
• Added the requirement for the legal description, parcel index number (PIN), and/or 

address of the subject property, if applicable, to be included as part of the published 
notice. 

o This has been staff’s practice for all required published notices, but this language 
clarifies and codifies that process. 
 

5. ANNEXATION - Section 10-8-4(B)(3): Mailed Notice (page 11 of 37) 
• Clarified that the mailed notices can either be sent by the applicant or the City, at the 

discretion of the Zoning Administrator, and clarified that the mailed notices must be sent 
within 15-30 days prior to the hearing date. This is consistent with the language for 
published notice. Further, it explains an affidavit for mailing is only required when the 
applicant sends the notices. 

o This has been staff’s practice for all required mailed notices, but this language 
clarifies and codifies that process. 

• Adds Section 10-8-4(B)(3)(b). Annexation Agreements. This section establishes the 
requirement for mailed notices for annexation agreement requests be sent to Trustees of 
the Fire Protection District and Township Trustees and Commissioner of Highways if the 
land to be annexed includes any highway under the township jurisdiction no less than ten 
(10) days prior to the hearing date, per the Illinois Municipal Code statutes.   

o This has been staff’s practice for all required mailed notices, but this language 
clarifies and codifies that process. 
 

6. NON-ANNEXATION - Section 10-8-4(C): Recording of Documents (page 11 of 37) 
• Adds the word “map” to clarify that the requirement for recordation is for a map 

amendment or rezoning.  
 

7. NON-ANNEXATION - Section 10-8-6(D): Amendments to Approved Subdivisions (page 11 
of 37) 

• Added a reference to Section 10-8-3(D)(1) with regard to Minor Amendments to 
Approved Subdivisions to make those provisions applicable here.  

o Corrects an oversight in the previously approved UDO which did not add a 
reference to Section 10-8-3(D)(1) which provides administrative authority to 
correct errors or omissions on a filed Final Plat, such as legal description errors, 
typographical and mapping errors, lot identification errors, and surveyor 
corrections. 
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8. NON-ANNEXATION - Section 10-8-11. Text Amendments (page 32 of 37) 

• Revised list of initiators of a text amendment to be consistent with previously proposed 
revised Section 10-8-2(A)(2). 

 
9.  NON-ANNEXATION - Figure 8.4 Text Amendment Procedure (page 32 of 37) 

• Corrected a typographical error on the chart to accurately reflect the procedure is for a 
“text” amendment rather than a “map” amendment. 

 
 

10. NON-ANNEXATION - Section 10-8-12. Map Amendments (page 33 of 37) 

• Revised the Map Amendment Review Standards as follows: 

o Added the text “make findings of fact…based upon the following standards” to 
reflect these standards must be considered when determining a rezoning, per 
Illinois State case law. 

o Deleted duplicate standard “ The proposed Map Amendment is consistent with the 
Comprehensive Plan and the purposes of this UDO.” 

o Added text “unless otherwise granted relief as specified in Section 10-8-9. 
Variations” to the standards which requires the proposed parcel(s) to be rezoned 
meet the minimum frontage and area requirements of the requested zoning district.  

o Added the following additional standards which were used previously under the 
former Yorkville Zoning Ordinance and were recommended by the City Attorney 
and staff to be inserted back into the considerations for rezoning to be consistent 
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with Illinois case law findings in LaSalle Nat’l Bank of Chicago v. County of Cook 
(1957) and Sinclair Pipeline Co. v. Village of Richton Park (1960): 

1. The community need for the proposed use, and 

2. The length of time the property has been vacant as zoned considered in the 
context of land development in the area in the vicinity of the subject 
property. 

 
11. ANNEXATION - Section 10-8-13. Annexations (page 35 of 37) 

• Deletes incorrect reference to Annexation petitions may requiring a community meeting as 
recommended by the Plan Council prior to the Planning and Zoning Commission public 
hearing date. 

o Annexation petitions do not require a public hearing before the Planning and 
Zoning Commission. 

o Inconsistent with proposed changes to Table 10-8-4(A): Summary of 
Board/Commission Review and Approval Procedures.  

• Deletes incorrect reference to City Council holding a public hearing for an annexation 
petition. 

o Annexation petitions that do not seek an annexation agreement do not require a 
public hearing before City Council. 

o Inconsistent with proposed changes to Table 10-8-4(A): Summary of 
Board/Commission Review and Approval Procedures.  

• Deletes the word “agreement” in Section 10-8-13(C) to clarify this provision is only 
related to annexation petitions also requesting map amendment (rezoning) or variations. 

• Adds the following language specific to petitions for Annexation Agreements: 

o Petition for Annexation Agreement. All petitions for Annexation which does not 
include requests for rezoning classification, other than those assigned to property 
upon annexation into the City, or a request for variations, but seek other approvals 
by the City Council shall require an annexation agreement.  The City Council shall 
hold a public hearing on the proposed annexation. The City Clerk shall publish 
notice of the public hearing as required in Section 10-8-4(B).  
 

12. ANNEXATION - Figure 8.6 Annexation Procedure (page 36 of 37) 

• Revised text to add “Agreement” to accurately reflect the flow chart is for “Annexation 
Agreement” procedures rather than an “Annexation”. 

• Removed the text regarding a Community Meeting to be consistent with the text in 
Section 10-8-13: Annexation. 

 
 
Staff Comments 

Staff recommends adopting the proposed revisions to Chapter 8 of the UDO Review and Approval 
Procedures, which will clarify the steps and requirements for petitions seeking entitlement approvals, 
regulation changes, and public notices, while ensuring consistency with state statutes and case law.  
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Proposed Motion: 

In consideration of testimony presented during a Public Hearing on September 11, 2024 and 
discussions conducted at that meeting, the Planning and Zoning Commission recommends approval to 
the City Council of a request to amend Chapter 8 of the UDO Review and Approval Procedures in the 
Unified Development Ordinance to revise and clarify general application requirements, 
board/commission review, and procedures related to petitions for text and map amendments, 
annexations, annexation agreements, and economic incentive/development agreements, as presented in 
a staff memorandum dated September 4, 2024 and further subject to {insert any additional conditions 
of the Planning and Zoning Commission}… 

 

Attachments 
1. Proposed redlined amendments to Chapter 8. UDO Review & Approval Procedures 
2. Public Hearing Notice Affadavit 
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10-8-1. Administrative Authorities 

A. Zoning Administrator. The Director of the Department of Community Development shall be the Zoning Administrator and 
shall enforce and administer the regulations of this Title, including the following responsibilities: 

1. Assist in providing public information relative to all matter pertaining to this title and open records for public inspection, 
as deemed required by law. 

2. Receive and review applications for all procedures related to this Title. 

3. Receive applications for County mile and one-half reviews and forward to the Planning and Zoning Commission and 
City Council. 

4. Forward materials to the applicable review and/or decision-making committees as applicable. 

5. Interpret the regulations when questions arise, including but not limited to: 

a. Determine which uses, though not contained by name in a zoning district list of permitted uses, are of the same 
general character and permit their establishment. 

b. Determine the parking or loading class of a use which is not contained by name in a parking or loading class. 

6. Maintain permanent and current records pertaining to this Title, including, but not limited to, all maps, amendments, 
variations, appeals, and publications thereof. 

7. Administer the comprehensive plan and interpret the provisions pertaining to building and site design considering such 
factors as contextual appropriateness, consistency with the City's general policies, and community need or benefit. 
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8. Identify all nonconforming structures and uses. 

9. Delegate other duties as may be placed upon them by this Title. 

B. Zoning Officer. The Building Code Official shall be the Zoning Officer and be responsible for enforcing this Title, including 
the following responsibilities: 

1. Issue all certificates of use and occupancy and maintain records thereof. 

2. Conduct inspections of building, structures, and use of land to determine compliance with the terms of this Title. 

3. Issue violation notices and citations for violations of this Title. 

4. Require that all construction or work of any type be stopped when such work is not in compliance with this Title; and 
revoke any permit which was unlawfully issued. 

5. Review all cases of encroachment in required yards. 

6. Issue citations and notify violators from decisions made by the Administration Adjudication Hearing Officer, Planning 
and Zoning Commission and City Council. 

C. Plan Council. The Plan Council may consist of the City Administrator, Community Development Director, City Engineer, 
Building Code Official, Public Works Director, Director of Parks and Recreation, Police Chief, Sanitary District Director, Fire 
District representative, or designee from each respective department. The Plan Council shall have the following 
responsibilities and procedures: 

1. The Plan Council shall meet on an as needed basis and the petitioner(s) shall also be present at the meeting. 

2. The City Administrator shall have final authority regarding members and meeting schedule for the Plan Council. 

3. Review all development applications, requests, and documents including but not limited to site plans, concept plans, 
annexations, planned unit developments, map amendments, text amendments, special use, variance, preliminary and 
final plats for compliance with City ordinances, standards, and policies. 

4. Work cooperatively with the applicant(s) to find mutually acceptable site design and improvement solutions to specific 
site problems, in accordance with City ordinances, standards and policies. 

5. Prepare recommendations based upon review of site plans and documents to the applicant(s), committee(s), and 
Planning and Zoning Commission prior to holding of a public hearing on the application. 

D. Economic Development Committee. The Economic Development Committee consists of four (4) City Council members 
which are appointed by the mayor and shall have the following authorities and responsibilities: 

1. Review development applications and serve as an advisory body to any petitioner(s) seeking approval on all 
documents including but not limited to text amendments, map amendments, planned unit developments, variations, 
special uses, and plat applications. 

2. Comments and advice given by the Economic Development Committee to any petitioner(s) is for general informational 
knowledge and to address any potential issues with an application with regards to City ordinances, standards, and 
policies. 

E. Planning and Zoning Commission. The Planning and Zoning Commission, which has been created and appointed by the 
mayor, shall have the following authorities and responsibilities. 

1. To hear and make recommendations to the Mayor and City Council on all applications including but not limited to text 
amendments, map amendments, planned unit developments, variations, special uses, and plat applications. 

2. To initiate, direct, and review, from time to time, studies of the provisions of this Title, and to make reports of its 
recommendations to the Mayor and City Council. 
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3. To perform such duties of a Plan Commission as authorized by division 12 of the Illinois Municipal Code (65 ILCS 5/11-
12-1 et seq.). 

4. To hear and make recommendations to the Mayor and City Council on all matters upon which it is required to pass 
under this Title. 

5. To prepare and recommend to the Mayor and City Council a comprehensive plan or updates thereto for the present 
and future development or redevelopment of the City. 

6. To hear and act upon requests for interpretations of this Title and appeals of decisions made by the Zoning 
Administrator or Zoning officer. 

7. To hear and decide all matters referred to it and upon which it is required to pass under the zoning ordinance as 
prescribed by statute. 

8. To perform such duties of a Zoning Board of Appeals as authorized by division 13 of the Illinois Municipal Code (65 
ILCS 5/11-13-1 et seq.). 

9. Grant authorized Variations from the regulations as stated in Section 10-8-9 of this Title. 

10. To perform such additional duties as are outlined in this Ordinance, the City of Yorkville Code of Ordinances, or the 
Illinois Municipal Code. 
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10-8-2. General Application Requirements 

A. Authorization.  

1. An application for any request or procedure, except for text amendments, may be filed only by the owner or lessee of 
the property, or by an agent or contract purchaser specifically authorized by the owner to file such application.  

2. An application for an text amendment may be filed initiated by an owner, lessee, agent, majority beneficiary of a land 
trust, or contract purchaser of property located in the City or by the Mayor and City Council, Planning and Zoning 
Commission, Zoning Administrator, or City Administrator. 

B. Filing.  

1. An application for any request or procedure shall be filed with the Zoning Administrator.  

2. The application shall be on forms provided by the City and shall be filed in such number as the instructions provide.  

3. All plans shall be at a scale sufficient to permit a clear and precise understanding of the proposal.  

4. The application shall include all information, plans, and data, specified in the forms provided by the City and sufficient 
to determine whether the application will conform to the requirements set forth in this Title. 

C. Completeness.  

1. The Zoning Administrator shall determine whether the application is complete.  

2. If the application is not complete, the Zoning Administrator shall notify the applicant of any deficiencies and shall take 
no steps to process the application until the deficiencies are remedied.  

3. Dormant Applications.  

a. If the Zoning Administrator determines that the application is incomplete, it will become dormant under these 
circumstances: 

(1) The applicant has been notified of such deficiencies and has not responded or provided a timeline for 
completing the application within ninety (90) days from the time of notification. 

(2) The applicant has not responded in writing to a request for information or documentation from staff or the 
initial Planning and Zoning Commission review within six (6) months from the date of that request. 

(3) The applicant has not responded to a request for legal or engineering deposit replenishment for City incurred 
costs and fees within ninety (90) days from the date of the request. 

b. If the Zoning Administrator has sent the required notice and the applicant has not withdrawn their application or 
brought it into compliance, then the director shall terminate the application. After termination, the application shall 
not be reconsidered except after the filing of a completely new application. 

c. Withdrawal or termination of an application shall not affect the applicant’s responsibility for payment of any costs 
and fees, or any other outstanding debt owed to the city. The balance of any funds deposited with the city that is 
not needed to pay for costs and fees shall be returned to the applicant. 

4. Once the Zoning Administrator has determined that the application is complete, the application shall be scheduled for 
consideration at the appropriate meeting, as needed. 

D. Fees.  

1. Every application shall be accompanied by the required filing fee as established and modified, from time to time, by the 
City Council provided in Section 1-7-9 of the Yorkville Municipal Code.  

2. No fees shall be waived, and no fees shall be refunded except those authorized by the Mayor, City Administrator, or 
their designee in their sole discretion.  
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E. Withdrawal of Application. An applicant shall have the right to withdraw an application at any time prior to the decision on 
the application by the Planning and Zoning Commission or City Council. Such withdrawal shall be in writing. 

F. Successive Applications.  

1. A subsequent application shall not be reviewed or heard within one (1) year of the date of denial unless there is 
substantial new evidence available or if a significant mistake of law or of fact affected the prior denial.  

2. Such subsequent applicant shall include a detailed statement of the grounds justifying its consideration.  

3. The Zoning Administrator shall decide as to whether the subsequent application provides substantial new evidence.   

4. If the Zoning Administrator finds that there are no grounds for consideration of the subsequent application, they shall 
summarily and without hearing deny the request. 

10-8-3. Permits, Certificates, and Administrative Review 

A. Summary of Administrative Review and Action. Table 10-8-3(A) summarizes the Administrative Review and Approval 
Procedures and identifies the administrator that serves as the review and decision-making body. 

  

B. Building Permit. 

1. Permit Required. A building permit issued by the Zoning Officer shall be required for the construction, reconstruction, 
enlargement, or relocation of any building or structure. It shall be unlawful for any person to erect, move, add to, or 
structurally alter any building or structure, or to use or change the use of any building or land without a building permit.  

2. Placement. The permit shall be posted in a prominent place on the premises prior to and during the period of 
construction, reconstruction, enlargement, or moving. 

3. Compliance. Before a building permit is issued for the erection, moving, alteration, enlargement or occupancy of any 
building or structure or use of premises, the plans and intended use shall indicate conformity in all respects to the 
provisions of this Title. 

4. Requirements. 

a. Site Plan. Every application for a building permit submitted to the officer shall be accompanied by a site plan 
and/or plat of survey, drawn to scale, showing the lot and the building site and the location of existing building on 
the lot, accurate dimensions of the lot, yards and building or buildings, together with locations and uses, together 
with such other information as may be necessary to the enforcement of this title. 

b. PIN Number and Address. Every application shall include the Property Index Number (PIN), lot number, and/or 
address of the parcel where the improvement is being located. 

Administrative Review Procedure Zoning Administrator Zoning Officer
Building Permit ○ ●
Certificate of Occupancy ○ ●
Lot Split ●
Sign Permit ○ ●
Temporary Use Permit ● ○

Table 10-8-3(A): Summary of Administrative Review and Approval Procedures

Key:
● = Review and Decision Making Body 
○ = Review Body
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c. Fees. No approval shall be issued until appropriate fees have been paid as stated in Section 1-7-9 of the Yorkville 
Municipal Code. 

 

5. Review Process. 

a. A building permit application shall be reviewed by both the Zoning Officer and Zoning Administrator or an 
appointed designee of their choosing. 

b. The Zoning Officer and Zoning Administrator or their appointed designee will ensure that every application is in 
compliance with this Title and all other adopted municipal regulations. 

c. Site plan review is required prior to the issuance of a building permit to certify compliance and shall be required for 
any development meeting one of the following criteria. 

(1) New development, including the construction or placement of any new building(s) or expansion of any 
existing building. 

(2) Any development which will increase the overall impervious lot coverage of a parcel. 

(3) Any development subject to off-street parking and loading requirements. 

d. The Zoning Officer shall act upon each application after it is filed in compliance with the provisions of this Title and 
provide the applicant(s) with a fee receipt. 

e. In the case that an application is not in compliance with this Title or the application provided insufficient 
information then the Zoning Officer shall notify the applicant, in writing, of said official's refusal to issue an 
approval detailing the reason(s) for the refusal.  

6. Expiration and Lapse of Approval. The applicant shall have six (6) months from the date of approval to secure a 
building permit to carry out the proposed improvements. If a building permit has not been obtained within six (6) 
months of the date of approval, the approval shall expire. An extension of the time requirements may be requested in 
writing and granted by the Zoning Administrator for good cause shown by the applicant, provided a written request is 
filed with the City at least two (2) weeks prior to the respective deadline. 

C. Certificate of Occupancy. 

1. A Certificate of Occupancy shall be required for any of the following, except buildings incidental to agricultural 
operations other than residences: 

a. Occupancy and use of a building hereafter erected or enlarged. 

b. Change in the use of an existing building. 

c. Occupancy and use of vacant land except for the raising of crops. 

d. Change in the use of land to a use of a different classification except for the raising of crops. 

e. Any change in the use of a nonconforming use. 

2. No such occupancy, use or change of use shall take place until a Certificate of Occupancy therefor shall have been 
issued. 

3. Review Process. 

a. A Certificate of Occupancy shall be reviewed by both the Zoning Officer and Zoning Administrator. 
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b. The Zoning Officer and Zoning Administrator shall ensure that every application is in compliance with this Title 
and all other adopted municipal regulations. 

c. Zoning Officer Action. The Zoning Officer shall act on an application for a Certificate of Occupancy within ten 
(10) business days after a written request for the same has been submitted to the Zoning Officer. 

4. Temporary Certificate of Occupancy. Pending the issuance of such a certificate, the Zoning Officer may issue a 
temporary Certificate of Occupancy for a period of not more than six (6) months during the completion of the 
construction of the building or of alterations which are required under the terms of any law or ordinance.  

a. Renewal. Such temporary certificate may be renewed an additional six (6) months, but it shall not be construed in 
any way to alter the respective rights, duties, or obligations of the owner or of the City relating to the use or 
occupancy of the land or building, or any other matter covered by this title, and such temporary certificates shall 
not be issued except under such restrictions and provisions as will adequately ensure the safety of the occupants. 

5. Records Of Action. A record of all certificates of occupancy shall be kept on file by the Zoning Officer and a copy shall 
be forwarded, on request, to any person having proprietary or tenancy interest in the building or land affected. 

D. Lot Splits.  

1. Applicability. A lot split is a subdivision which meets any one (1) if the following conditions. 

a. The split of a single lot into three (3) or fewer lots.  

b. Subdivisions solely for the creation of public right of way or other public tracts of land. 

c. Lot line or boundary adjustments to a filed Final Plat. 

d. Correction of errors or omissions on a filed Final Plat, such as legal description errors, typographical and mapping 
errors, lot identification errors, and surveyor corrections. 

2. Lot Split Review Criteria.  

a. Comprehensive Plan Alignment. The Lot Split is consistent with the goals, objectives, and policies set forth in 
the Comprehensive Plan and other adopted plans and policy documents of the City.  

b. Compliance. The Lot Split is consistent with the provisions of this Title and the governing zoning district. 

3. Zoning Administrator Review and Action. Upon the determination of completeness, the application shall be 
reviewed by the Zoning Administrator to ensure the application conforms to the criteria in Subsection 2 above. Based 
upon their review, the Zoning Administrator shall approve or deny the Lot Consolidation/Split application in writing.  

4. Advancement To Variance. The Zoning Administrator may advance any Lot Consolidation/Split application to a 
Subdivision in instances that, in the opinion of the Zoning Administrator, require public input and review by the 
Planning and Zoning Commission to approve or deny. Any Lot Consolidation/Split advanced to a Subdivision shall 
follow the procedure in Section 10-8-6.  

E. Sign Permit. 

1. Purpose. A Sign Permit shall be required prior to the display, copy change, construction, erection, or alteration of a 
sign, and its structural components, on any property to verify compliance with all applicable standards of this Title and 
the applicable sections of the building code as adopted by the City. All electrical installations associated with the 
erection and installation of a sign must be done in accordance with the adopted Building and Electrical Codes. 

2. Exemptions. Signs exempt from a permit are listed in Section 10-6-4 of this Title.  



United City of Yorkville  Chapter 8. UDO Review and Approval Procedures 
Unified Development Ordinance Update   Page 8 of 37 

3. Sign Permit Review Criteria. To approve the issuance of a Sign Permit, the Zoning Administrator and Zoning Officer 
shall make an affirmative finding that all applicable provisions of this Title, the Building Code, and all other City 
ordinances are met. 

4. Review Process. 

a. A Sign Permit application shall be reviewed by both the Zoning Officer and Zoning Administrator. 

b. The Zoning Officer and Zoning Administrator shall ensure that every application complies with this Title, the 
Building Code, and all other adopted municipal regulations. 

c. Zoning Officer Action. Based upon their review, the Zoning Officer shall approve or deny the Sign Permit 
application in writing.  

5. Expiration and Lapse of Approval. A Sign Permit shall become null and void, if work authorized under the permit has 
not been completed within six (6) months of the date of issuance. 

6. Comprehensive Sign Plan. Signage may also be approved through a Comprehensive Sign Plan as specified in 
Section 10-6-8. 

F. Temporary Use Permit. 

1. Purpose. A Temporary Use Permit shall be required prior to the commencement of a Temporary Use identified in 
Table 10-3-12. 

2. Temporary Use Permit Review Criteria. To approve a Temporary Use Permit, the Zoning Administrator shall make 
an affirmative finding that the following criteria are met: 

a. Land Use Compatibility. The Temporary Use shall be compatible with the purpose and intent of this Title and the 
district in which it will be located. The Temporary Use shall not impair the normal, safe, and effective operation of 
a permanent use on the same site. The Temporary Use shall not endanger or be materially detrimental to the 
public health, safety, or welfare, or injurious to property or improvements in the immediate vicinity, given the 
nature of the activity, its location on the site, and its relationship to parking and access points. 

b. Compliance with Other Regulations. A Building Permit or temporary Certificate of Occupancy may be required 
before any structure used in conjunction with the Temporary Use Permit is approved, constructed, or modified. All 
structures and the site shall meet all applicable building code, UDO, and fire code standards and shall be promptly 
removed upon the cessation of the use or event. Upon cessation of the use or event, the site shall be returned to 
its previous condition, including the removal of all trash, debris, signage, attention attracting devices, or other 
evidence of the special event or use. 

c. Hours of Operation and Duration. The duration and hours of operation of the Temporary Use shall be consistent 
with the intent of the event or use, and compatible with the surrounding land uses. The duration and hours of 
operation shall be established by the Zoning Administrator at the time of approval of the Temporary Use Permit.  

d. Traffic Circulation. The Temporary Use shall not cause undue traffic congestion or accident potential given 
anticipated attendance and the design of adjacent streets, intersections, and traffic controls, as determined by the 
City Engineer. 

e. Off-Street Parking. Adequate off-street parking shall be provided for the Temporary Use, as determined by the 
Zoning Administrator, and it shall not create a parking shortage for any of the other existing uses on the site. 

f. Public Conveniences and Litter Control. Adequate on-site restroom facilities and on-site solid waste containers 
may be required as deemed appropriate by the Zoning Administrator. The applicant shall provide a written 
guarantee that all litter generated by the event or use shall be removed at no expense to the City. 
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g. Appearance and Nuisances. The Temporary Use shall be compatible in intensity, appearance, and operation 
with surrounding land uses, and shall not impair the usefulness, enjoyment, or value of adjacent property due to 
the generation of noise, dust, smoke, glare, spillover lighting, or other forms of environmental or visual pollution. 

h. Other Conditions. The Zoning Administrator may establish any additional conditions deemed necessary to 
ensure land use compatibility and to minimize potential adverse impacts on nearby uses, including, but not limited 
to, time and frequency of operation, temporary arrangements for parking and traffic circulation, screening/buffering 
requirements, and guarantees for site restoration and cleanup following the Temporary Use. Conditions may 
include, but shall not be limited to: 

(1) Modifications or restrictions on the hours of operation, duration of the event, size of the activity or other 
operational characteristics. 

(2) If the permit applicant requests the City to provide extraordinary services or equipment or if the Zoning 
Administrator otherwise determines that extraordinary services (e.g., traffic control or security personnel) or 
equipment should be provided to protect public health or safety, the applicant shall pay to the City a fee 
sufficient to reimburse the City for the costs of these services if not provided by the applicant. This 
requirement shall not apply if the event or use has been anticipated in the budget process and sufficient 
funds have been included in the budget to cover the costs incurred. 

3. Review Process. 

a. A Temporary Use Permit shall be reviewed by both the Zoning Officer and Zoning Administrator or an appointed 
designee of their choosing. 

b. The Zoning Officer and Zoning Administrator shall ensure that every application complies with this Title, the 
Building Code, and all other adopted municipal regulations. 

c. Zoning Administrator Review and Action. Upon determination of completeness, the application shall be 
reviewed by the Zoning Administrator to ensure the application conforms to the criteria in Subsection (F)(2) above. 
Based upon their review, the Zoning Administrator shall approve or deny the Temporary Use Permit application in 
writing. 
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10-8-4. Board/Commission General Review and Action Procedures 

A. Summary of Board/Commission Review and Approval Procedures. Table 10-8-4(A) summarizes the Board and 
Commission Review and Approval procedures and identifies the appropriate boards or commissions that serve as 
recommending or decision-making bodies. 

Table 10-8-4(A): Summary of Board/Commission Review and Approval Procedures 

Petition Review Procedure Plan Council 

Economic 
Development 

Committee 

Planning and 
Zoning 

Commission City Council  
Special Use A A R1 D 
Subdivision A A R D 
Planned Unit Development A A R1 D 
Variation A A R1 /D3 D3 
Appeal     D   
Text Amendment   A R1 D 
Map Amendment A2 A R1 D 
Annexations A2 A   D 
Annexation Agreements A2 A  D14 
Economic Incentive/Development Agreement A2 A   D 
Key: 
A = Advisory Body 
R = Recommending Body 
D = Decision Making Body  
1 = Public Hearing Notice Required  
2 = Optional Review Step at the Zoning Administrator's discretion 
3 = Authorized Variances per Section 10-8-9.B 
4 = Taxing Body Notice per Table 10-8-4 (B)(1) 

 

B. Public Notice Requirements. 

1. Notice Requirements by Procedure. Table 10-8-4 (B)(1) summarizes the notice requirements per Board and 
Commission review and approval procedure.  

Table 10-8-4(B)(1): Notice Methods by Board/Commission Review and Action Procedure 

Petition Review Procedure Published Notice Mailed Notice 
Special Use ● ● 
Special Use Major Amendment ● ● 
Planned Unit Development ● ● 
Planned Unit Development Major Amendment ● ● 
Variation ● ● 
Map Amendment ● ● 
Text Amendment ●   
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Annexations ● ● 
Annexation Agreements ● 1 
Economic Incentive/Development Agreement     
Key: 
● = Required Notice Method  
1= Required Notice only to Trustees of Fire Protection District and Township Trustees and 
Commissioner of Highways if the land to be annexed includes any highway under township 
jurisdiction. 

 

2. Published Notice. The City shall cause a notice to be published in a newspaper of general circulation within the City. 
The notice shall include the date, time, place and purpose of such hearing, the name of the applicant and the legal 
description, parcel index number (PIN), and/or address of the subject property, if applicable. Such notice shall be 
published not less than fifteen (15) days nor more than thirty (30) days in advance of the scheduled hearing date. 

3. Mailed Notice. The applicant or the City, at the discretion of the Zoning Administrator, shall mail notice by certified mail 
properly addressed as shown on the county tax assessor's rolls and with sufficient postage affixed thereto, with return 
receipt requested, to all owners of record whose lot or portion of a lot lies within five-hundred (500) feet of the 
applicable site’s outermost property line. The notice shall state the date, time, place, and purpose of the hearing, and 
shall be sent not less than fifteen (15) days nor more than thirty (30) days in advance of the scheduled hearing date. 

a. Affidavit Required. If such notice is mailed by the applicant, The the applicant shall file a sworn affidavit 
containing a complete list of the names and last known addresses of all owners of record entitled to notice and 
served, andserved and attach thereto all United States Post Office return receipts as documentation of 
compliance with provisions in this subsection 3. Such affidavit and the return receipts must be submitted to the 
Zoning Administrator no later than twenty-four (24) hours in advance of the public hearing. 

a.b. Annexation Agreements. The applicant or the City, at the discretion of the Zoning Administrator, shall only mail 
notice by certified mail properly addressed as shown on the county tax assessor's rolls and with sufficient postage 
affixed thereto, with return receipt requested, to the Trustees of Fire Protection District, and Township Trustees 
and Commissioner of Highways if the land to be annexed includes any highway under township jurisdiction. The 
notice shall state the date, time, place, and purpose of the hearing, and shall be sent not less than ten (10) days in 
advance of the scheduled hearing date, in accordance with Section 7-1-1 et seq. of the Illinois Municipal Code (65 
ILCS 5/7-1-1, et seq.)  

4. Cost of Notice. All costs associated with mailed and published notice, as required by this UDO, shall be the 
responsibility of the applicant. 

C. Recording of Documents. Recording of documents as required by the City in instances of special use, variation, 
subdivision, consolidation, map amendment, or Planned Unit Development or otherwise required by state statutes, shall be 
completed by the City Clerk and at the expense of the applicant. Notice of all fees shall be furnished to the applicant by the 
Zoning Administrator and paid prior to the recording of documents. 

10-8-5. Special Uses 

A. Purpose. The Special Use process is intended to provide the City additional discretion in the approval process for uses 
which, because of their unique characteristics, require additional consideration due to the potential impact on neighboring 
land and of the public need for the particular use at the particular location.  

B. Procedure. The Special Use process will require the review of the following bodies unless otherwise determined by the 
Zoning Administrator: 
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1. Plan Council. The Plan Council shall review the application and report to the Planning and Zoning Commission its 
findings and recommendations. 

a. A community meeting of area/neighborhood property owners explaining the proposed Special Use conducted by 
the petitioner at their own expense and at a location of their choosing may be required as a recommendation from 
the Plan Council prior to the Planning and Zoning Commission public hearing date. 

2. Economic Development Committee. The Economic Development Committee shall review the application and report 
to the Planning and Zoning Commission its findings and recommendations. 

3. Planning and Zoning Commission. The Planning and Zoning Commission shall hold a public hearing on the 
application. The Planning and Zoning Commission shall report to the City Council its findings and recommendations, 
including the recommended stipulations of conditions and guarantees as part of the approval. 

4. City Council. The City Council shall consider the Planning and Zoning Commission’s recommendation, the Zoning 
Administrator report, and public comment received at the Planning and Zoning Commission public hearing, and shall 
approve, conditionally approve, or deny the Special Use, or refer the Special Use back to the Planning and Zoning 
Commission for further consideration. 

5. Recordation. Any approved Special Use shall be recorded with the City Clerk. 

C. Protest. In the event of written protest against any proposed Special Use, signed and acknowledged by the owners of 
twenty (20) percent of the frontage adjacent thereto, or across an alley, or directly opposite therefrom, such Special Use 
shall not be granted except by the favorable vote of two-thirds (⅔) of all members of the City Council. In such cases of 
written protest, a copy of the written protest shall be served by the protestor(s) on the applicant for the proposed Special 
Use and a copy upon applicant's Attorney, if any, by certified mail at the address of such applicant and attorney shown in 
the application for the proposed Special Use. 

D. Standards. No Special Use shall be recommended by the Planning and Zoning Commission or approved by the City 
Council unless the following are found: 

1. The establishment, maintenance or operation of the Special Use will not be unreasonably detrimental to or endanger 
the public health, safety, morals, comfort, or general welfare. 

2. The Special Use will not be injurious to the use and enjoyment of other property in the immediate vicinity for the 
purpose already permitted, nor substantially diminish and impair property values within or near the neighborhood in 
which it is to be located. 

3. The establishment of the Special Use will not impede the normal and orderly development and improvement of 
surrounding property for uses permitted in the district. 

4. Adequate utilities, access roads, drainage or other necessary facilities have been or shall be provided. 

5. Adequate measures shall be taken to provide ingress or egress so designed as to minimize traffic congestion in the 
public streets. 

6. The proposed Special Use is not contrary to the objectives of the City’s adopted Comprehensive Plan. 

E. Conditions and Guarantees. Prior to the granting of any Special Use, the Planning and Zoning Commission may 
recommend and the City Council may require conditions and restrictions, upon establishment, location, construction, 
maintenance, and operation of the Special Use as deemed necessary for the protection of the public interest and to secure 
compliance with the standards and requirements specified in Subsection F of this section. In all cases in which Special Uses 
are considered the Planning and Zoning Commission may recommend and the City Council may require such evidence and 
guarantees as it may deem necessary as proof that the conditions in connection with the Special Use are being and will be 
complied with as required. 
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F. Approval. Any application for a Special Use which fails to receive a majority vote for favorable recommendation or 
favorable recommendation with conditions from the Planning and Zoning Commission shall not be approved except by the 
favorable vote of two-thirds (⅔) of all the members of the City Council, and any Special Use application which receives the 
favorable recommendation or favorable recommendation with conditions from the Planning and Zoning Commission may be 
denied by a majority vote of the City Council. 

G. Expiration and Lapse of Approval. In any case where a Special Use has been granted pursuant to the provisions of this 
chapter, such approval shall become null and void unless it is constructed and in active use within three (3) years of the 
date of issuance. An applicant may request an extension of an additional year, to be approved by a majority vote of the City 
Council.  

H. Amendments to Approved Special Uses. 

1. Determination of Level of Change. Upon receiving a Special Use amendment application, the Zoning Administrator 
shall determine whether the amendment is a minor amendment, or a major amendment based on the criteria detailed 
in Section 10-8-5(H)(2) below. 

2. Major Amendment. A major amendment is any proposed change to an approved Special Use that results in one or 
more of the following: 

a. Increase in the intensity of the site’s use, 

b. Additional noise, glare, odor, or other impacts that are detectable from off-site 

c. Affects the subject property in a manner that inhibits its continued use or reuse, or 

d. Results in a change inconsistent with any standards or conditions imposed by the City Council in approving the 
Special Use, as determined by the Zoning Administrator 

3. Minor Amendment. A minor amendment is any proposed change to an approved Special Use that is consistent with 
the standards and conditions upon which the Special Use was approved, which does not alter the concept or intent of 
the Special Use and is not considered a major amendment as detailed in Section 10-8-5(H)(2). 

4. Approval Process. 

a. Major Amendments. A major amendment to an approved Special Use shall follow the procedure for a Special 
Use approval set in Section 10-8-5(B).  

b. Minor Amendments.  

(1) Zoning Administrator Review. The minor amendment shall be reviewed by the Zoning Administrator for 
compliance with the Comprehensive Plan and the applicable standards of this UDO. The Zoning 
Administrator shall then make a recommendation to City Council to approve or deny the application. 

(2) City Council Review. The minor amendment shall be reviewed by the City Council to ensure that the 
application meets the applicable review criteria. Based on the review, the City Council shall approve or deny 
the application. Any amendment shall not be approved except by the favorable vote of two-thirds (⅔) of all 
the members of the City Council. Any minor amendment shall be approved by the City Council by ordinance. 

(3) Recordation. The minor amendment shall be recorded with the City Clerk. 



United City of Yorkville  Chapter 8. UDO Review and Approval Procedures 
Unified Development Ordinance Update   Page 14 of 37 

Figure 8.1. Special Use Procedure 
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10-8-6. Subdivision Procedures 

A. Purpose. The purpose of this section is to establish the procedures regarding the subdivision, development, and platting of 
land, the preparation of plats, installation of utilities, and extension of streets and highways. 

B. General Provisions.  

1. Zoning District Compliance. No subdivision shall be approved unless it conforms to all of the requirements of this 
Title. Whenever there is a discrepancy between minimum standards or dimensions of this Title, building codes or other 
adopted regulations, codes, or ordinances, the most restrictive shall apply. 

2. Comprehensive Plan Conformance.  

a. All proposed subdivisions shall conform to the most recently adopted Comprehensive Plan. 

b. The arrangement, character, extent, width, grade, and location of all streets shall conform to all the elements of 
the Comprehensive Plan and shall be designed in accordance with sound planning and engineering principles as 
well as the improvement provisions outlined in this Section. 

3. Subdivision Review Criteria.  

a. Comprehensive Plan Alignment. The Final Plat is consistent with the goals, objectives, and policies set forth in 
the Comprehensive Plan and other adopted plans and policy documents of the City.  

b. Compliance. The Final Plat is consistent with the provisions of this Title and the governing zoning district. 

C. Subdivisions. 

1. Applicability. Any subdivision of land dividing or consolidating two (2) or more lots or parcels. 

2. Easements. When a subdivision will result in a lot having inadequate access to utility easements, dedication of 
easements will be required in accordance with the requirements of the Zoning Administrator and the City Engineer. 

3. Access and Streets. The splitting of land shall provide each lot with access to a public street or highway, so that 
access to each lot is assured. 

4. Preliminary Plan. The petitioner or landowner may submit for a Preliminary Plan prior to a Final Plat. 

a. Approval of the Preliminary Plan is tentative only and shall be effective for a period of twelve (12) months. If the 
Final Plat has not been recorded within this time limit, the Preliminary Plan must again be submitted for approval, 
unless upon application by the subdivider, the City Council grants an extension. An extension period shall not 
exceed two (2) twelve-month periods. 

b. The procedure for a Preliminary Plan will follow the procedures outlined in Section 10-8-6(C)(7) of this Title. 

5. Final Plan. The petitioner or landowner may submit directly for a final plat. 

6. Plat of Subdivision, Plat of Resubdivision or Plat of Consolidation Requirements. 

a. Size. The plat of subdivision shall be drawn in ink, at a scale of one (1) inch equals one hundred (100) feet or 
larger, on a nonfading, stable, Mylar material.  

b. Numbering. When more than one (1) sheet is used for any document, each sheet shall be numbered 
consecutively and shall contain a notation giving the total number of sheets in the document and shall show the 
relation of that sheet to the other sheets.  
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c. Information. 

(1) Legal Description. Legal descriptions shall commence at the intersections of section lines and/or quarter 
section lines when reasonably practical to do so. The developer shall also submit the final plat to the City in 
digital form, in a format acceptable to the City. The coordinate system for the final plat shall be the Illinois 
State Plane Coordinate System, East Zone, NAD 83, or the current National Spatial Reference System. 

(2) Monuments. All monuments erected, corners, and other points established in the field in their proper places. 
The material of which monuments, corners, or other points are made shall be noted as the representation 
thereof, or by legend, except lot corners need not be shown. 

(3) Exterior Boundary Lines. The exact length and bearing of all exterior boundary lines, public grounds, 
meander lines, and easements, unless they parallel a noted boundary. 

(4) Widths. The exact width of all easements, streets, and alleys. 

(5) Lot Lines. The dimensions of all lot lines, to the nearest one-hundredth of a foot. 

(6) Setback Lines. Building setback lines on all lots. 

(7) Consecutive Numbering. All lots consecutively numbered within consecutively numbered blocks. 

(8) Lot Angles. The number of degrees, minutes, and seconds of all lot angles or bearings of same, other than 
ninety (90) degrees, except that when the line in any tier of lots is parallel, it shall be sufficient to mark only 
the outer lots. When any angle is between a curve and its tangent, the angle shown shall be that between the 
tangent and the main chord of the curve. When between curves of different radii, the angle between the main 
chords shall be shown. 

(9) Circular Curves. When a street is on a circular curve, the main chord of the centerline shall be drawn as a 
dotted line in its proper place; and, either on it, or preferably in adjoining table, shall be noted its bearing and 
length, the radius of the circle of which the curve is a part, and the central angle extended. The lot lines on 
the street sides may be shown in the same manner, or by bearings and distances. When a circular curve of 
thirty-foot radius or less is used to round off the intersection between two (2) straight lines, it shall be tangent 
to both straight lines; it shall be sufficient to show on the plat the radius of the curve and the tangent 
distances from the points of curvature to a point of intersection of the straight lines. 

(10) Street Names. The name of each road or street in the plat shall be printed thereon, which name shall not 
duplicate the name of any other street, unless it is an extension thereof. 

(11) Abutment. Abutting state highway lines and streets of adjoining plats shown in their proper location by 
dotted lines. The width, names, and recording document numbers of these streets and highways and plats 
shall also be given. 

(12) Dedicated Lands. All lands dedicated to public or private use, including roads, streets, and existing 
easements, shall be clearly marked and recording document numbers shown on the plat. 

(13) Watercourses and Drainage. All watercourses, drainage ditches, and other existing features pertinent to 
subdivision. 

(14) Access to Lakes or Streams. Where provisions are made for access from any subdivision to any lake or 
stream, the plat shall show the area over which the access is provided to the lake or stream, together with a 
small-scale drawing, clearly indicating the location of the subdivision in relation to the lake or stream, and the 
location of the area over which access is provided. 

(15) Survey Monuments. The description and location of all survey monuments placed in the subdivision shall 
be shown upon final plat. Permanent monuments shall be of concrete, reinforced with one (1) number four 
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vertical rod, and not less than five (5) inches in diameter by twenty-four (24) inches long or four (4) inches 
square by twenty-four (24) inches in length, set flush with the adjacent ground. Each permanent monument 
shall have a suitable mark in the center of the top. Concrete monuments shall be erected at a minimum of 
two (2) exterior boundary corners. Metal monuments not less than one-half inch in diameter and twenty-four 
(24) inches in length shall be placed in the ground at all lot corners, intersections of streets, intersections of 
streets and alleys with plat boundary lines, and at all points on street, alley, and boundary lines where there 
is a change in direction or curvature. All monuments and stakes shall be set in the ground before the streets 
and alleys are accepted for public maintenance. 

(16) Survey. A surveyor holding a current, valid registration in Illinois shall perform the survey, and if the error in 
the latitude and departure closure of the survey is greater than the ratio of 1/5,000, the plat may be rejected. 

(17) Certificates of Approval. The current City approved certificates of approval to be shown on final plat, as 
applicable: 

(a) Surveyor. 

(b) Owner. 

(c) Notary. 

(d) City Administrator. 

(e) Township Highway Commissioner, if applicable. 

(f) County Supervisor of Highways, if applicable. 

(g) Illinois Department of Transportation, if applicable. 

(h) City Clerk. 

(i) City Planning and Zoning Commission, Chairman. 

(j) City Council Certificate. 

(k) County Clerk. 

(l) County Recorder. 

(m) City Engineer. 

7. Procedure. The subdivision process will require the review of the following bodies unless otherwise determined by the 
Zoning Administrator: 

a. Plan Council. The Plan Council shall review the Final Plat and report to the Planning and Zoning Commission its 
findings and recommendations. 

(1) A community meeting of area/neighborhood property owners explaining the proposed Subdivision conducted 
by the petitioner at their own expense and at a location of their choosing may be required as a 
recommendation from the Plan Council prior to the Planning and Zoning Commission meeting. 

b. Economic Development Committee. The Economic Development Committee shall review the Final Plan and 
report to the Planning and Zoning Commission its findings and recommendations. 

c. Planning and Zoning Commission. After reviewing the Final Plat, the Planning and Zoning Commission shall 
recommend either approval or denial of the Final Plan to City Council in writing and its reasons for such 
recommendation. 
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d. City Council. The Final Plat shall be reviewed by the City Council to ensure that the application meets all the 
applicable review criteria. Based on the review, the City Council shall approve or deny the Final Plat. Any final plat 
shall be approved by the City Council by ordinance. 

e. Recording of Final Plat. The Final Plat shall be recorded by ordinance with the County Recorder of Deeds, 
within ninety (90) days from the date of final approval, or final approval shall be considered null and void. This 
requirement shall not apply when delay in recording a plat is due to circumstances beyond the control of the City 
or developer. All necessary fees owed to the City shall satisfied in relation to the project and any required security 
posted prior to the recordation of the final plat is also required. 

D. Amendments to Approved Subdivisions. 

1. Determination of Level of Change. Upon receiving a Subdivision Amendment application, the Zoning Administrator 
shall determine whether the amendment is a major amendment, or a minor amendment based on the criteria in Section 
10-8-6(D)(2) below. 

2. Major Amendment. A major amendment is any proposed change to an approved Subdivision that results in one or 
more of the following changes: 

a. Increase in density, 

b. Increase in the number of dwelling units, 

c. Reduce open space by more than five (5) percent,  

d. Modify the proportion of the housing types proposed, 

e. Change parking areas in a manner that is inconsistent with those in the approved subdivision, 

f. Alter alignment of roads, utilities, or drainage, or 

g. Result in any other change inconsistent with any standard or condition imposed by the City Council in approving 
the Subdivision as determined by the Zoning Administrator.  

3. Minor Amendment. A minor amendment is any proposed change to an approved Subdivision that is consistent with 
the standards and conditions upon which the Subdivision was approved or meets the criteria set forth in Section10-8-
3(D)(1) of this Title, which does not alter the concept or intent of the Subdivision and is not considered a major 
amendment as detailed in Section 10-8-6(D)(2). 

4. Approval Process. 

a. Major Amendments. A major amendment to an approved Subdivision shall follow the procedure set in Section 
10-8-6(C)(7).  

b. Minor Amendments. A minor amendment to an approved Subdivision, other than those set forth in Section 10-8-
3(D)(1) of this Title, shall be reviewed as follows.: 

(1) Zoning Administrator Review. The minor amendment shall be reviewed by the Zoning Administrator for 
compliance with the Comprehensive Plan and the applicable standards of this UDO. The Zoning 
Administrator shall then make a recommendation to City Council to approve or deny the application. 

(2) City Council Review. The minor amendment shall be reviewed by the City Council to ensure that the 
application meets all the applicable review criteria. Based on the review, the City Council shall approve or 
deny the minor amendment. Any minor amendment shall be approved by the City Council by ordinance. 

(3) Recordation. An approved minor amendment shall be recorded by ordinance with the County Recorder of 
Deeds, within ninety (90) days from the date of final approval, or final approval shall be considered null and 



United City of Yorkville  Chapter 8. UDO Review and Approval Procedures 
Unified Development Ordinance Update   Page 19 of 37 

void. This requirement shall not apply when delay in recording a plat is due to circumstances beyond the 
control of the City or developer. All necessary fees owed to the City shall be satisfied in relation to the project 
and any required security posted prior to the recordation of the final plat is also required. 
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Figure 8.2. Subdivision Procedure 
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10-8-7. Required Improvements.  

1. Improvement Requirements Prior to Filing Final Plat. Upon approval of both the Final Plan and the plans and 
specifications for the required subdivision improvements by the Planning and Zoning Commission, Director of Public 
Works, and the City Engineer, and upon approval of the appropriate agencies as evidenced by state and county 
permits, where required, the applicant may construct and install the required subdivision improvements prior to filing 
the final plat with the Planning and Zoning Commission for final approval or post a construction guarantee for the public 
improvements. If construction does not begin within four (4) years of Final Plat approval, the subdivider may be 
required to revise the plat to comply with new City requirements. 

2. Subdivision Securities.  

a. Construction Guarantee. In lieu of construction in Section 10-8-7(E) of this chapter, the subdivider shall post 
with the City prior to recordation of the Final Plat, a construction guarantee in the form of an irrevocable letter of 
credit or irrevocable performance bond, payable to the United City of Yorkville, sufficient to cover the full cost, plus 
twenty (20) percent, of the required improvements, as estimated by the engineer employed by the subdivider and 
approved by the City Engineer, to ensure the satisfactory installation of required improvements as outlined in this 
chapter, and contained in the approved plans and specifications prior to the recording of the final plat. A surety or 
bank recognized by the State of Illinois, and carrying a rating sufficient to cover the cost of construction, and 
approved by the City Attorney, shall issue the bond or letter of credit posted. The subdivider shall use the 
standard bond form or letter of credit form used by the City. Construction guarantee shall not be reduced to below 
twenty (20) percent of the approved engineer's estimate prior to acceptance of the public improvements by the 
City. The construction guarantee shall not expire for at least one (1) year. Subsequent renewals of the 
construction guarantee shall also be for a period of at least one (1) year. 

b. Projects Nearing Two (2) Years. Projects nearing (2) two years into construction will receive a status inquiry 
letter from the City Engineer and require an updated public improvement completion (PIC) schedule. 

c. Projects Nearing Three (3) Years. Projects nearing (3) three years into construction will receive a status inquiry 
letter from the City Engineer with a punchlist of uncompleted improvements and will require an updated PIC 
schedule. 

d. Projects Nearing Four (4) Years. Projects nearing four (4) years into construction will receive a status inquiry 
letter from the City Engineer with a punchlist of uncompleted improvements, require an updated PIC schedule and 
formal notification that the project will be in default if an extension is not requested and approved prior to the four-
year construction deadline. 

e. Projects Over Four (4) Years. Projects over four (4) years into construction will receive notification of default 
from the City Engineer, at the City Council direction, indicating that the letter of credit or performance bond is 
subject to a demand for call within sixty (60) days of the date of the notice should the developer not seek an 
extension for completion. 

f. Reduction of Subdivision Securities. Final acceptance, approval of land improvements and corresponding 
reduction or release of letters of credit and/or performance bonds shall be as follows: 

(1) The City Engineer shall issue a written recommendation including the basis for approving, denying, or 
modifying a request for reduction. The recommendation shall include the amount of the reduction based 
upon the engineer's estimate of probable cost as adjusted by an inflation factor from the initial date of 
issuance of the letter of credit or performance bond to the date of reduction. In order to calculate the inflation 
factor, the "Engineering News Record" construction cost index shall be used. The City Engineer shall also 
determine the remaining amount of the letter of credit and/or performance bond after the reduction. 

(2) The City Engineer's written recommendation shall be forwarded to the City Administrator for approval. 
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(3) Following the City Administrator's concurrence with the City Engineer's recommendation, the reduction shall 
be deemed approved or denied and the City Engineer is authorized to issue a letter to implement the 
decision. 

(4) In the event the City Administrator does not concur with the City Engineer's recommendation, the Mayor shall 
have the final authority to approve or deny the City Engineer's recommendation. 

(5) A developer may appeal the decision of the City Administrator to the Mayor, who shall review and make a 
final determination to affirm or reverse the City Administrator's initial decision. 

(6) The City Administrator or designee shall issue reports quarterly or more frequently as deemed appropriate, to 
the Mayor and City Council that summarize letter of credit and/or performance bond reduction requests that 
have been received and actions taken pursuant to those requests. 

3. Construction Warranty. 

a. The subdivision irrevocable performance bond or letter of credit shall be released after an appropriate City Council 
action accepting the improvements for public ownership. Except as provided in subsection (b) of this section, this 
subdivision letter of credit or performance bond will not be released until a one-year maintenance bond or letter of 
credit is posted with the City Clerk for ten (10) percent of the land improvement cost, to ensure that all 
improvements will properly function as designed, with no defects before the City Council formal acceptance. 

b. A maintenance guarantee shall be required for all landscaping but shall not be required for improvements that are 
on private property that do not serve, benefit, or impact properties other than the one (1) being developed. 

c. It is a violation of this Code to fail to complete an infrastructure component that results in harm to the public 
improvement system or in the potential failure of the system. 

4. Filing. Not more than ten (10) months after Final Plan approval, four (4) copies of the proposed Final Plans and 
specifications, engineer's estimates prepared and sealed by a professional engineer currently registered with the State 
of Illinois, and subdivision bond or letter of credit, shall be filed with the City Engineer, and shall provide all necessary 
information for the following, as applicable: 

a. Streets, 

b. Curbs and gutter, 

c. Storm drainage, including storm sewers and stormwater detention, building storm drains (footings, roof, etc.), 

d. Comprehensive drainage plan, including grades of surface drainageways, 

e. Sanitary sewerage system, 

f. Water supply and distribution, 

g. Public utility locations, 

h. Streetlights, 

i. Sidewalks, 

j. Street signs, guardrails, and other special requirements, 

k. Parkway trees, and 

l. Payment in full of all City fees. 
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5. Construction and Inspection. 

a. Written notice to proceed shall be obtained from the City Engineer prior to beginning any work covered by the 
approved plans and specifications for the above improvements. Authorization to begin work will be given upon 
receipt of all necessary permits, including all culvert permits required when proposed new or changed subdivision 
roads intersect any presently existing road, and work must proceed in accordance with construction methods of 
this section and the City's standard specifications for improvements. 

b. The subdivider shall pay all expenses incurred by the United City of Yorkville to provide field inspections and 
testing of all construction work and materials before, during, and after construction. 

c. On-street parking during build out of the development shall be limited to one (1) side only of all streets. In general, 
parking will not be allowed on the side of the street where fire hydrants are located. The developer shall post 
signage, as required by the Yorkville Police Department. 

d. Dumpsters, work trailers, and construction materials shall not be stored or located in roadways or public rights-of-
way at any time, without exception. 

e. The subdivider is required to submit an acknowledgment of public improvement completion (PIC) schedule in a 
form approved by the City Attorney and City Engineer. The PIC schedule shall include the following information: 

(1) The schedule when public improvements are to be completed. 

(2) The schedule shall state that the City will place as a condition in the Final Plat of subdivision approval 
ordinance or PUD ordinance that the development must have all streets, sewers, water mains, streetlights, 
and other public improvements installed in a workmanship-like manner within four (4) years of initial 
construction. 

(3) The schedule will require the subdivider/developer to provide proof by a title search that all accepted 
infrastructure is free and clear of all liens and encumbrances. 

(4) The schedule shall state that the subdivider/developer will maintain the public improvements until they are 
approved and accepted by the City. 

6. As-Built Plans. After completion of all public improvements, and prior to final acceptance of said improvements, the 
subdivider shall make, or cause to be made, a map showing the actual location of all valves, manholes, stubs, sewer 
and water mains, and such other facilities as the Director of Public Works shall require. This map shall bear the 
signature and seal of an Illinois registered professional engineer. The presentation of this map shall be a condition of 
final acceptance of the improvements, and release of the subdivision bond or letter of credit assuring their completion. 
The coordinate system for as built drawings shall be NAD27 Illinois State planes, east zone, U.S. foot (IL-E). The "as 
built" plans shall be submitted on reproducible Mylar, and digitally in a format acceptable to the City. 

7. Acceptance of Dedication, Improvements. 

a. Final acceptance of the dedication of open space or other public areas shall mean the responsibility for the 
maintenance of the same. Approval of the Final Plat does not constitute final acceptance. 

b. Recordation of the Final Plat shall be dependent on presentation of proof of responsibility for the maintenance of 
all community improvements. 

c. All public improvements shall be accepted only by resolution of the City Council, after a formal petition for 
approval has been submitted by the subdivider to the City Clerk. Such petition shall be filed after completion of the 
public improvements. The City Engineer and the Director of Public Works shall, make recommendations in report 
form to the City Council. All petitions shall be acted upon by the City Council within thirty (30) days from receipt of 
such recommendations of the City Engineer and Director of Public Works. A maintenance bond will then be 
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required in the amount of ten (10) percent of the cost of the land improvements, as specified in this title, after City 
Council acceptance. 

10-8-8. Planned Unit Development 

A. Purpose and Intent. The purpose of the regulations, standards, and criteria contained in this Section is to provide an 
alternate procedure under which land can be developed or redeveloped with innovation, imagination, and creative 
architectural design when sufficiently justified under the provisions of this Section. The objective of the Planned Unit 
Development process is to accommodate a higher level of design and amenity than is possible to achieve under otherwise 
applicable UDO regulations. The end result can be a product which fulfills the objectives of City plans and policies, including 
but not limited to the Comprehensive Plan, while departing from the strict application of the regulations of this UDO. The 
Planned Unit Development is intended to permit and encourage such flexibility and to accomplish the following purposes: 

1. To promote long term planning pursuant to the City of Yorkville Comprehensive Plan and other relevant plans and City 
policies. 

2. To stimulate creative approaches to the commercial, residential, and mixed-use development of land.  

3. To provide more efficient use of land.  

4. To preserve natural features and provide open space areas and recreation areas in excess of that required under this 
UDO.  

5. To develop new approaches to the living environment through variety in type, design and layout of buildings, 
transportation systems, and public facilities.  

6. To unify buildings and sites through design. 

B. General Provisions.  

1. Any development encompassing four (4) or more acres in area shall be approved as a Planned Unit Development in 
accordance with this UDO.  

2. Each Planned Unit Development shall be presented and judged on its own merits. It shall not be sufficient to base 
justification for approval of a Planned Unit Development solely upon an already existing Planned Unit Development 
except to the extent such Planned Unit Development has been approved as part of a development master plan. 

3. The burden of providing evidence and persuasion that any Planned Unit Development is necessary and desirable shall 
rest with the applicant. 

C. Planned Unit Development Relation to Base District Standards. 

1. A Planned Unit Development, if approved, shall be a Special Use.  

2. A Planned Unit Development, if approved, may allow for modifications to the standards of the base district. All such 
modifications shall be referred to as site development allowances.  

3. Notwithstanding any limitations on Variations which can be approved as contained elsewhere in this UDO, site 
development allowances may be approved provided the applicant specifically identifies each site development 
allowance in the Planned Unit Development application and demonstrates how each site development allowance 
would be compatible with surrounding development; is necessary for proper development of the site; and is aligned 
with a minimum of one (1) of the modification standards detailed in Section 10-8-8(D). 

4. All approved site development allowances shall be delineated in the ordinance approving the Planned Unit 
Development as a Special Use as it applies to the subject property.  
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D. Modification Standards. An applicant seeking a site development allowance shall be required to justify their request 
through the provision of tangible benefits to the City of Yorkville by meeting a minimum of one (1) of the modification 
standards detailed below.  

1. Landscape Conservation and Visual Enhancement. The Planned Unit Development preserves and enhances 
existing landscape, trees, and natural features such as rivers, streams, ponds, groves, and landforms.  

2. Sustainable Design. The Planned Unit Development is designed with consideration given to various methods of site 
design and building location, architectural design of individual buildings, employment of an alternative energy system 
or solution, and landscaping design capable of reducing energy consumption and improving onsite stormwater 
management.  

3. Public Gathering Space. The Planned Unit Development includes public gathering space, the amount of which is 
proportional to the size of buildings or number of dwelling units. The public gathering space is activated through the 
use of moveable tables and chairs, a fountain or other water feature, a sculpture or other public art feature, benches, 
seat walls, raised landscape planters, pedestrian scale, and celebratory lighting such as string lights, and/or other 
features. The public gathering space is integrated into the overall design of the Planned Unit Development and has a 
direct functional or visual relationship to the main building(s) and is not of an isolated or leftover character.  

4. Placemaking. The Planned Unit Development has a distinctive identity and brand that is utilized in the signs, 
streetscape, architecture, public gathering spaces, open spaces, etc. 

5. Universal Design. the Planned Unit Development includes buildings designed with accessible features such as level 
access from the street and/or zero entry thresholds.  

6. High Quality Building Materials. The Planned Unit Development utilizes time and weather tested building materials 
that are of a higher quality than what is otherwise required by this UDO. 

7. Age-Targeted Development. The Planned Unit Development includes residential dwelling units, amenities, and 
design characteristics intended to accommodate the lifestyles and needs of senior citizens. 

8. Affordability. The Planned Unit Development includes residential dwellings that are deed restricted for households 
that make less than or equal to eighty (80) percent of the Kendall County median income.  

9. Provision of a Public School. The Planned Unit Development includes a facility that directly supports the functioning 
or operation of the Yorkville Community Unit School District or another public school district. 

10. Provision of a Regional Park. The Planned Unit Development includes a park of sufficient size and with high quality 
amenities adequate to draw visitors and provide recreational opportunities for residents throughout the region in 
addition to serving residents of Yorkville. The regional park is integrated into the design of the Planned Unit 
Development and has a direct relationship to the other main buildings and uses on-site. 

11. Funding or Construction of Public Roadways. The Planned Unit Development includes the construction of 
roadways adjacent to the subject site as planned in the City of Yorkville Comprehensive Plan, Kendall County Long-
Range Transportation Plan, or another transportation plan adopted by a local, County, or regional entity. 

12. Regional Utility Improvements. The Planned Unit Development involves the construction of a utility improvement 
identified in the City or Yorkville Comprehensive Plan or other policy document adopted by a local, County, or regional 
entity. 
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E. Standards of Review. The following standards for review shall be utilized in the review of a Planned Unit Development 
application as a whole, including any requested site development allowances and the modification standards proposed to 
justify those requests. The standards of review in this Section shall be considered in addition to the standards for Special 
Use Permits as specified in Section 10-8-5. No application for a Planned Unit Development shall be approved unless the 
City Council finds that the application meets all of the following standards: 

1. Plan and Policy Alignment. The Planned Unit Development is consistent with the goals, objectives, and policies set 
forth in the Comprehensive Plan and other adopted plans and policy documents of the City.  

2. Integrated Design with Identifiable Centers and Edges. The Planned Unit Development shall be laid out and 
developed as a unit in accordance with an integrated overall design, in which the various land uses function as a 
cohesive whole and support one another. The design shall provide identifiable centers, which form focus areas of 
activity in the development, and edges, which define the outer borders of the development, through the harmonious 
grouping of buildings, uses, facilities, public gathering spaces, and open space. 

3. Public Welfare. The Planned Unit Development is designed, located, and proposed to be operated and maintained so 
that it will not impair an adequate supply of light and air to adjacent property and will not substantially increase the 
danger of fire or otherwise endanger the public health, safety, and welfare. 

4. Compatibility with Adjacent Land Uses. The Planned Unit Development includes uses which are generally 
compatible and consistent with the uses of adjacent parcels. If the uses are not generally compatible, all adverse 
impacts have been mitigated through screening, landscaping, public open space, and other buffering features that 
protect uses within the development and surrounding properties. 

5. Impact on Public Facilities and Resources. The Planned Unit Development is designed so that adequate utilities, 
road access, stormwater management, and other necessary facilities will be provided to serve it. The Planned Unit 
Development shall include such impact fees as may be reasonably determined by the City Council. These required 
impact fees shall be calculated in reasonable proportion to the impact of the Planned Unit Development on public 
facilities and infrastructure. 

6. Archaeological, Historical or Cultural Impact. The Planned Unit Development does not substantially adversely 
impact an archaeological, historical, or cultural resource, included on the local, state, or federal register, located on or 
off the parcel(s) proposed for development. 

F. Procedure. 

1. Plan Council Review. Plan Council shall review and discuss the Planned Unit Development and make a 
recommendation to approve, approve with modifications, or deny the Planned Unit Development based on the 
applicable review criteria to the Planning and Zoning Commission. 

a. A community meeting of area/neighborhood property owners explaining the proposed Special Use for Planned 
Unit Development conducted by the petitioner at their own expense and at a location of their choosing may be 
required as a recommendation from the Plan Council prior to the Planning and Zoning Commission public hearing 
date. 

2. Economic Development Committee. The Economic Development Committee shall review the Planned Unit 
Development and report to the Planning and Zoning Commission its findings and recommendations. 

3. Public Hearing, Review, and Recommendation by the Planning and Zoning Commission. The Planning and 
Zoning Commission shall hold a public hearing on the proposed Special Use for Planned Unit Development, and, at 
the close of the public hearing and after consideration of the staff report and public comment, make a recommendation 
to the City Council to approve, approve with modifications, or deny the Planned Unit Development based on the 
applicable review standards. The Zoning Administrator, on behalf of the Planning and Zoning Commission, shall 
transmit a report containing its recommendation to approve, approve with modifications, or deny the application to the 
City Council. 
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4. City Council Action. The City Council shall hear the proposed Planned Unit Development, and, at the close of the 
meeting and after consideration of the Planning and Zoning Commission recommendation, Zoning Administrator 
Report, and public comment either: 

a. Approve the application,  

b. Approve the application with modifications, 

c. Deny the application,  

d. Refer the application back to the Planning and Zoning Commission for further review, or 

e. Postpone further consideration pending the submittal of additional information, including any application 
requirement previously waived.  

G. Amendments to Approved Planned Unit Development. 

1. Determination of Level of Change. Upon receiving a Planned Unit Development Amendment application, the Zoning 
Administrator shall determine whether the amendment is a major amendment, or a minor amendment based on the 
criteria detailed in Section 10-8-8(G)(2) below. 

2. Major Amendment. A major amendment is any proposed change to an approved Planned Unit Development that 
results in one or more of the following changes: 

a. Increase density, 

b. Increase the height of buildings, 

c. Reduce open space by more than five (5) percent,  

d. Modify the proportion of housing types, 

e. Change parking areas in a manner that is inconsistent with this UDO, 

f. Increase the approved gross floor area by more than five hundred (500) square feet,  

g. Alter alignment of roads, utilities, or drainage, or 

h. Result in any other change inconsistent with any standard or condition imposed by the City Council in approving 
the Planned Unit Development and/or the approved Site Plan, as determined by the Zoning Administrator.  

3. Minor Amendment. A minor amendment is any proposed change to an approved Planned Unit Development that is 
consistent with the standards and conditions upon which the Planned Unit Development was approved, which does not 
alter the concept or intent of the Planned Unit Development and is not considered a major amendment as detailed in 
Section 10-8-8(G)(2). 

4. Approval Processes.  

a. Major Amendment. A major amendment to an approved Planned Unit Development shall follow the procedure 
set in Section 10-8-8(F).  

b. Minor Amendment.  

(1) Zoning Administrator Review. The minor amendment shall be reviewed by the Zoning Administrator for 
compliance with the Comprehensive Plan and the applicable standards of this UDO. The Zoning 
Administrator shall then make a recommendation to City Council to approve or deny the application. 
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(2) City Council Review. The minor amendment shall be reviewed by the City Council to ensure that the 
application meets the applicable review criteria. Based on the review, the City Council shall approve or deny 
the application. Any amendment shall not be approved except by the favorable vote of two-thirds (⅔) of all 
the members of the City Council. Any minor amendment shall be approved by the City Council by ordinance. 

(3) Recordation. The minor amendment shall be recorded with the City Clerk. 

H. Expiration and Lapse of Approval. For any Planned Unit Development in which there has been no Building Permit issued 
nor any portion of the property platted after three (3) years since approval by the City Council, the Planned Unit 
Development shall be considered null and void and shall be brought back before the Planning and Zoning Commission and 
the City Council for consideration prior to any development on the property. The underlining zoning of the Planned Unit 
Development shall not expire, only the Planned Unit Development overlay shall expire. 

Figure 8.3. Planned Unit Development Procedure 
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10-8-9. Variations 

A. Authority. The Planning and Zoning Commission, after a public hearing, may recommend a Variation to the regulations of 
the UDO in harmony with their general purpose and intent, only in the specific instances hereinafter set forth, where the 
Planning and Zoning Commission holds a public hearing and makes findings of fact in accordance with the standards of this 
section, and further finds that there are practical difficulties or particular hardships in the way of carrying out the strict letter 
of the regulations of this UDO.  

B. Authorized Variations. Variations from the regulations of this title shall be granted by the Planning and Zoning Commission 
only in accordance with the standards established in subsection (C) of this section and may be granted only in the following 
instances: 

1. To permit any yard or setback less than the yard or setback required by the zoning district, but by no more than twenty-
five (25) percent. 

2. To permit the use of a lot or lots for a use otherwise prohibited solely because of insufficient size or widths of the lot or 
lots. In no event shall the respective size and width of the lot or lots be less than ninety (90) percent of the required 
area and width. The percentage set forth in this subsection is not to be reduced by any other percentage for minimum 
lot width and area set forth in this title. 

3. To reduce the applicable off-street parking facilities required by not more than one (1) parking space or loading space, 
or twenty (20) percent of the applicable regulations, whichever number is greater. 

4. To increase by not more than twenty-five (25) percent the maximum distance that required parking spaces are 
permitted to be located from the use served as specified in Section 10-5-1(G). 

5. To allow for the deferment, or land banking, of required parking facilities for a reasonable period. 

6. To increase by not more than ten (10) percent the maximum gross floor area of any use so limited by the applicable 
regulations as specified in Chapter 4. 

7. To exceed any of the authorized Variations allowed under this subsection when a lot of record or a zoning lot, vacant 
or legally used on the effective date hereof, is, by reason of the exercise of the right of eminent domain by any 
authorized governmental domain proceeding, reduced in size so that the remainder of said lot of record or zoning lot or 
structure on said lot does not conform with one (1) or more of the regulations of the district in which said lot of record or 
zoning lot or structure is located. 

C. Standards for Variations. 

1. The Planning and Zoning Commission shall not grant a Variation from the regulations of this UDO unless it shall make 
findings based upon the evidence presented that the standards for hardships set forth in the Illinois Municipal Code are 
complied with in addition to the following: 

a. A particular hardship to the owner would result because of the physical surroundings, shape, or topographical 
conditions of the subject property, as distinguished from a mere inconvenience, if the strict letter of the regulations 
were carried out. 

b. The conditions upon which the petition for a Variation is based are unique to the subject property and are not 
applicable, generally, to other properties within the same zoning district. 

c. The difficulty or hardship is not created by any person presently having an interest in the property. 

d. The Variation will not be detrimental to the public welfare or injurious to other property or improvements in the 
neighborhood in which the property is located. 
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e. The proposed Variation will not impair an adequate supply of light and air to adjacent property, substantially 
increase the congestion in the public streets, increase the danger to the public, or substantially diminish or impair 
property values within the neighborhood. 

f. The proposed Variation is consistent with the official comprehensive plan and other development standards and 
policies of the City. 

2. Land Banked Parking Facilities Review Standards.  

a. Sufficient evidence is provided by the applicant that supports the reduced parking needs. 

b. Approval of a land bank parking plan which illustrates the area proposed for land banking of parking spaces in an 
area suitable for parking at a future time. 

c. Landscaping of the land banked area must be in full compliance of the zoning regulations with this title and, at a 
minimum, landscaped with turf. As a result of the site plan review process, the Zoning Board of Appeals Planning 
and Zoning Commission may require additional landscaping of the land banked area. 

d. The land banked area cannot be used for any other use and must be part of the same zoning lot and all under the 
same ownership. 

e. As part of the variance process, the applicant must show the area to be banked on the overall site plan and 
marked as "Land Banked Future Parking". 

3. Conditions. The Planning and Zoning Commission may impose such conditions and restrictions upon the premises 
benefited by a Variation as may be necessary to comply with the standards established in this subsection to reduce or 
minimize the effect of such Variation upon other property in the neighborhood and to better carry out the general intent 
of this title. 

4. Procedure. The variation process will require the review of the following bodies unless otherwise determined by the 
Zoning Administrator: 

a. Plan Council. The Plan Council shall review the variation request and report to the Planning and Zoning 
Commission its findings and recommendations. 

b. Economic Development Committee. The Economic Development Committee shall review the variation request 
and report to the Planning and Zoning Commission its findings and recommendations. 

c. Planning and Zoning Commission. The Planning and Zoning Commission shall hold a public hearing on the 
application. The Planning and Zoning Commission shall report to the City Council its findings and 
recommendations, including the recommended stipulations of conditions and guarantees as part of the approval. 

d. City Council. The application shall be reviewed by the City Council to ensure that the application meets all the 
applicable review criteria. Based on the review, the City Council shall approve or deny the application. 

5. Expiration and Lapse of Approval. Where a Variation has been granted pursuant to the provisions of this section, 
such approval shall become null and void unless construction thereon is substantially under way within twelve (12) 
months of the date of issuance, unless extended by the Zoning Administrator. 
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10-8-10. Appeals 

A. Purpose. An Appeal may be taken to the Planning and Zoning Commission for any order, requirement, decision, 
interpretation, or determination of the regulations of this title made by the Zoning Administrator by any individual aggrieved 
by the action taken under. The Planning and Zoning Commission shall hear the Appeal, hold a public meeting, and render a 
decision. 

B. Initiation. An Appeal may be taken within thirty (30) days of the action of the Zoning Administrator by filing a notice of 
Appeal specifying the grounds thereof, who shall forward such Appeal to the Planning and Zoning Commission. 

C. Procedure.  

1. Planning and Zoning Commission. The Planning and Zoning Commission shall review the Appeal at a regularly 
scheduled meeting. The Planning and Zoning Commission may reverse or affirm, wholly or partly, or may modify the 
order, requirement, decision, or determination relating to this title, made by the Zoning Administrator subject to the 
criteria in Section 10-8-10(D). 

D. Appeal Review Criteria. An Appeal of administrative decisions shall be granted only if the Planning and Zoning 
Commission makes one of the following findings. 

1. The decision constituted an erroneous application or interpretation of this UDO. 

2. The decision constituted an abuse of the administrative official’s discretion to interpret or apply this UDO. 

3. The decision was rendered based upon an erroneous material fact. 

E. Record of Action. The Planning and Zoning Commission’s decision shall be filed and recorded with the City Clerk. 
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10-8-11. Text Amendments 

A. Initiation of Text Amendments. Text Amendments to this UDO may be proposed by an owner, lessee, agent, majority 
beneficiary of a land trust, or contract purchaser of property located in the City or by the Mayor and City Council, Planning 
and Zoning Commission, Zoning Administrator, or City Administrator.the Mayor and City Council, the Planning and Zoning 
Commission, City staff, majority beneficiary of land trust, contract purchaser, any property owner, or an authorized agent. 

B. Text Amendment Review Criteria. 

1. The proposed Text Amendment is consistent with the purpose of this UDO and the City’s Comprehensive Plan. 

2. The Text Amendment will not adversely affect the public health, safety, or general welfare. 

C. Procedure. The text amendment process will require the review of the following bodies unless otherwise determined by the 
Zoning Administrator: 

1. Economic Development Committee. The Economic Development Committee shall review the text amendment 
request and report to the Planning and Zoning Commission its findings and recommendations. 

2. Planning and Zoning Commission. The Planning and Zoning Commission shall hold a public hearing on the 
application. The Planning and Zoning Commission shall report to the City Council its findings and recommendations, 
including the recommended modifications and guarantees as part of the approval. 

3. City Council. The City Council, upon receiving the recommendation of the Planning and Zoning Commission, may 
approve or deny a proposed Text Amendment in accordance with applicable Illinois Statutes or may refer to the 
Planning and Zoning Commission for further consideration. 

Figure 8.4. Text Amendment Procedure 
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10-8-12. Map Amendments 

A. Initiation of Amendments. Map Amendments may be proposed by the subject property owner, the Mayor and City 
Council, the Planning and Zoning Commission, Zoning Administrator, or another City official. 

B. Map Amendment Review Standards. The Planning and Zoning Commission shall approve make findings of fact regarding 
Map Amendments only if thebased upon the following standards: are satisfied. 

1. The proposed Map Amendment is consistent with the Comprehensive Plan and the purposes of this UDO. 

2. The proposed Map Amendment is consistent with the Comprehensive Plan and the purposes of this UDO. 

3.2. The proposed Map Amendment is consistent compatible with the existing and planned uses and zoning of nearby 
properties. 

4.3. The subject property is suitable for the purposes of the proposed zoning district. 

5.4. The proposed Map Amendment will not result in an individual parcel zoned in one zoning district that is not shared by 
any adjacent parcels, and. 

5. The proposed parcel(s) to be rezoned shall meet the minimum frontage and area requirements of the requested zoning 
district as specified in Section 10-3-9(A), unless otherwise granted relief as specified in Section 10-8-9. Variations. 

6. The community need for the proposed use, and 

6.7. The length of time the property has been vacant as zoned considered in the context of land development in the area in 
the vicinity of the subject property. 

C. Procedure. The map amendment process will require the review of the following bodies unless otherwise determined by the 
Zoning Administrator: 

1. Plan Council. The Plan Council shall review the map amendment request and report to the Planning and Zoning 
Commission its findings and recommendations. 

a. A community meeting of area/neighborhood property owners explaining the proposed Map Amendment 
conducted by the petitioner at their own expense and at a location of their choosing may be required as a 
recommendation from the Plan Council prior to the Planning and Zoning Commission public hearing date. 

2. Economic Development Committee. The Economic Development Committee shall review the map amendment 
request and report to the Planning and Zoning Commission its findings and recommendations. 

3. Planning and Zoning Commission. The Planning and Zoning Commission shall hold a public hearing on the 
application. The Planning and Zoning Commission shall report to the City Council its findings and recommendations. 

4. City Council. The City Council, upon receiving the recommendation of the Planning and Zoning Commission, may 
approve or deny a proposed Map Amendment in accordance with applicable Illinois Statutes or may refer to the 
Planning and Zoning Commission for further consideration. 
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Figure 8.5. Map Amendment Procedure 
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10-8-13. Annexations 

A. Petition for Annexation. All Annexations shall be initiated by the filing of a petition with the Zoning Administrator. Such 
petitions shall be verified under oath by all the record title owners, including mortgage holders, of all the lands included 
within the Annexation. 

B. Procedure. The annexation process will require the review of the following bodies unless otherwise determined by the 
Zoning Administrator: 

1. Plan Council. Plan Council shall review the application for annexation and report to the City Council its findings and 
recommendations as part of the approval. 

a. A community meeting of area/neighborhood property owners explaining the proposed Annexation conducted by 
the petitioner at their own expense and at a location of their choosing may be required as a recommendation from 
the Plan Council prior to the Planning and Zoning Commission public hearing date. 

2. Economic Development Committee. The Economic Development Committee shall review the annexation request 
and report to the City Council its findings and recommendations. 

3. City Council. The City Council shall hold a public hearing on the proposed annexation. The City Clerk shall publish 
notice of the public hearing as required in Section 10-8-4(B). City Council shall approve or deny a proposed by a 
majority vote in accordance with applicable Illinois Statute. 

C. Request for Zoning Map Amendments. All petitions for Annexation agreement requesting a zoning classification other 
than the R-1, Single-Family Suburban Residence Zoning District shall be processed in the same manner as a petition for a 
request for a Map Amendment as provided in Section 10-8-12 for lands within the jurisdictional limits of the City. All such 
requests for a Map Amendment or Variations shall be accompanied by the fees as provided in Section 10-7-9 of the 
Yorkville Code of Ordinances and the said fees shall be paid at the time of filing the petition for Annexation agreement. 

C.D. Petition for Annexation Agreement. All petitions for Annexation which do not include requests for rezoning classification, 
other than those assigned to property upon annexation into the City, or a request for variations, but seek other approvals by 
the City Council shall require an annexation agreement.  The City Council shall hold a public hearing on the proposed 
annexation. The City Clerk shall publish notice of the public hearing as required in Section 10-8-4(B).  



United City of Yorkville  Chapter 8. UDO Review and Approval Procedures 
Unified Development Ordinance Update   Page 36 of 37 

Figure 8.6. Annexation Agreement Procedure 

 

10-8-14. Economic Incentive/Development Agreement 

A. Petition for Economic Incentive/Development Agreement. Economic Incentive and Development Agreements are 
negotiated between the municipality and the developer and/or owner on a project-by-project basis. Such items considered 
as part of an economic incentive or development agreement are the amount of tax sharing, timing of payments, 
performance and compliance requirements and any other details. Applications will be evaluated on the merits of their impact 
to create or maintain jobs; further development; strengthen the commercial or industrial sector; enhance the tax base; and 
be in the overall best interest of the municipality. 

B. Procedure. The economic incentive/development agreement process will require review of the following bodies unless 
otherwise determined by the Zoning Administrator: 

1. Plan Council. The Plan Council shall review the economic incentive/development agreement request and report to the 
City Council its findings and recommendations. 

2. Economic Development Committee. The Economic Development Committee shall review the economic 
incentive/development agreement request and report to the City Council its findings and recommendations. 

3. City Council. The City Council, upon receiving the recommendation of the Economic Development Committee, may 
approve or deny a proposed economic incentive/development agreement in accordance with applicable Illinois 
Statutes or may refer to the Economic Development Committee for further consideration.  
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Figure 8.7. Economic Incentive/Development Agreement Procedure 
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PROJECT SUMMARY: 

The applicant, Daniel Kramer on behalf of Nexamp dba Yorkville Renewables, LLC, contract leasee, is 
requesting rezoning, special use, and variance permit approval to construct a 5-megawatt (MW) 
freestanding community solar facility. The proposed 23-acre solar farm will be situated on approximately 
73.5 acres of existing farmland parcel located near the southwest corner of Galena Road and Route 47 
within the former East Westbury Village Planned Unit Development (PUD) in parcels (#02-05-400-005 
and #02-08-200-030). The property is currently utilized for farming and the owners of the real property are 
Daniel A and Charene S Nagal.  
 
The petitioner is also requesting to rezone the parcel from the current R-2 Single-Family Traditional 
Residence District to the A-1 Agricultural District. Lastly, the petitioner is requesting a variance to Section 
10-4-13 of the City’s Unified Development Ordinance to decrease the minimum rear and interior side yard 
setbacks from fifty (50) feet to eight (8) feet.  

 
 

Memorandum 
 
To:  Planning and Zoning Commission  
From:  Sara Mendez, Planner I  
CC: Bart Olson, City Administrator 
 Krysti Barksdale-Noble, Community Development Director 
Date:  September 4, 2024 
Subject:  PZC 2024-01 Yorkville Renewables/Nexamp – Solar Farm 
 (Rezone, Special Use, and Variance) 
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PROPERTY BACKGROUND: 

The parcel is within a formally existing Planned Unit Development (PUD) known as the East Village of 
Westbury. A Memorandum of Understanding with the successor property owners of the East Village of 
Westbury development was executed to repeal the land plan and obligations of the PUD on May 28, 2024 
(Ordinance 2024-05). The underlying zoning of the property remained R-2 Single-Family Traditional 
Residence District.  

 
REZONING REQUEST: 

As previously stated, the subject parcel is currently zoned R-2, and the petitioner is requesting to rezone 
the property to A-1 Agricultural District for the purpose of constructing a solar farm.  
 
Per Table 10-3-12(B) Permitted and Special Uses of the City’s Unified Development Ordinance, solar farms 
are a special use in the A-1 Agricultural District. Therefore, the petitioner is seeking rezoning within the 
A-1 Agricultural District. This zoning classification would permit the continued farm use on the remainder 
of the land. Section 10-8-12.B.1 of the Unified Development Ordinance also states specific standards for 
rezoning which all recommendation bodies will review. The petitioner has provided responses to the 
established standards for each of the criteria provided in the application. 

The subject property consists of two (2) parcels (#02-05-400-005 and #02-08-200-030). The following are 
the current immediate surrounding zoning and land uses: 

 

 

 



3 
 

 Zoning Land Use 

North Westhaven Planned Unit Development (R-2, 
R-3) Agriculture  

South Former Westbury East Village (R-2) Agriculture 

East IL Route 47 
B-3 General Business District 

Transportation Land Use 
O’Keefe Property/Gas Station/Raging 

Waves Waterpark 

West A1-Special Use (Unincorporated Kendall 
County) Compost Facility/Agriculture 

 

SPECIAL USE REQUEST: 

Simultaneously with the rezoning request, the applicant is also seeking special use authorization. Section 
10-8-5D.1 of the Unified Development Ordinance states specific standards for special use requests which 
all recommendation bodies will review and will be entered into the public record as part of the public 
hearing process. The petitioner has provided answers to each of the criteria in the application to these 
standards. Below is a summary of the various components of the proposed 23-acre solar farm development. 
 
VARIANCE REQUEST:  

Location on Site 

Section 10-4-13 Alternative Energy Use Standards in the City’s Unified Development Ordinance provides 
setback specifics for solar farm uses in the A-1 Agricultural District. The following compares the yard 
setbacks required for solar farm uses:  

 Minimum Setback for Equipment to Property Line Proposed Setback 
Front (East) 100 feet 1,000 feet 
Interior Side (North) 100 feet 8 feet 
Side Yard (South) 50 feet from nonresidential/100 feet from residential 8 feet 
Rear (West) 50 feet from nonresidential/100 feet from residential 8 feet 

 

Section 10-8-9C.1 of the Unified Development Ordinance states specific standards for variance requests 
which all recommendation bodies will review. The petitioner has provided answers to each of the criteria 
in the application to these standards.  
 
Solar Setbacks 
The location of the solar panels meets the front (east) yard setback for the Solar Farm use in the A-1 
Agricultural District. However, the solar panels appear to encroach into the required rear and interior side 
yards to the south, west, and north. As stated in Section 10-4-13B.8.b of the City’s Unified Development 
Ordinance, the minimum distances required for the rear and interior side yard to the south, west, and north 
is 50 feet. As previously stated, the petitioner has filed a variance request to maintain 8 feet from the interior 
and rear yard setbacks. 

The original petition, submitted before the adoption of the Unified Development Ordinance, had already 
undergone a previous Plan Council meeting and, at that time, met the standards of the previous zoning 
ordinance regarding setbacks. The petitioner is now requesting to retain these original standards. 
 
Buffer Distances 
Section 10-4-13B.8.c and of the City’s Unified Development Ordinance provides specific buffer 
information for solar farms, roadway networks, and the Fox River. The location of the proposed solar panels 
meets the buffer area of one thousand (1,000) feet from the nearest solar array to roadway networks and 
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exceeds the one thousand (1,000) foot setback from the nearest solar array to the edge of the bank of the 
Fox River. 

PROPOSED EQUIPMENT 

The proposed community solar farm will consist of 11,712 arrays. The petitioner has stated in a Response 
Letter, dated June 24, 2024, the total number of tracker motors is estimated between 10 to 176, depending 
on the final design of the system. The petitioner has stated the operations phase of the lease is for 20 years 
with several extensions that could extend the operations phase of the project to over 40 years.  

 

ALTERNATIVE ENERGY SYSTEMS REGULATIONS: 

Section 10-4-13: Alternative Energy Use Standards of the City’s Unified Development Ordinance 
establishes zoning parameters and regulations by which solar and wind systems may be installed in the city, 
which were used in the review of this request. The following describes how the proposed plan meets the 
regulations for Solar Farm:  
 
Minimum Lot Size 
Sections 10-4-13B.1 of the Unified Development Ordinance states no solar farms shall be erected on any 
lot less than three (3) acres in size. In a Response Letter, June 13, 2024, the petitioner has stated the project 
intends to develop on approximately 23 acres of overall parcel.  
 
Maximum Lot Coverage 
Section 10-4-13B.2 of the Unified Development Ordinance states a solar farm use may occupy up to eighty 
(80) percent of a given parcel in this district. As proposed, the solar farm will occupy approximately 31% 
(23-acres) of the overall existing 73.5 acres of existing farmland.  
 
Height/Clearance 
The maximum structure height for solar systems, 
equipment, and structures shall not exceed thirty feet 
(30’) in height when ground mounted, per Section 10-4-
13B.6 in the Unified Development Ordinance. The 
petitioner has submitted an updated exhibit (Sheet C-600 
D Standard Details) illustrating a maximum solar array 
height as approximately 20 feet at maximum tilt. 
Additionally, the petitioner’s exhibit (Sheet C-600 D 
Standard Details) indicates a minimum solar array 
clearance of two (2) feet.  
 
Accessory Use 
Section 10-4-13-A.2 of the City’s Unified Development 
Ordinance states solar and wind farms shall be an 
accessory to the principal permitted use of a site. 
Therefore, the area and scale of the solar farm must be 
less than the primary agricultural land use. The proposed 
solar farm will be accessory to the existing 
agricultural/farming land use, as only portion of the 
overall land is proposed for the community solar farm use 
(approx. 23.0 acres of 73.5 acres or ~31%). 
 
Distance from Residential Properties. 
In addition to meeting the required minimum setbacks, the closest array/module of the proposed solar farm 
will be ~1,297.8 feet from the nearest residential parcels to the north along Galena Road.  
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Glare 
Section 10-4-13B.13 of the Unified Development 
Ordinance states solar panels shall be placed such that 
concentrated solar radiation or glare shall not be directed 
onto nearby properties or roadways.  The panels shall be 
placed to face east and rotate west to follow the path of the 
sun to collect the most sunlight throughout the day.  
 
The petitioner has submitted a glare study and analysis 
which concludes that there was no potential for glint or 
glare identified by the analysis. Additionally, the 
petitioner’s exhibit (Rendering, dated June 13, 2024) 
displays viewshed from angles around the solar farm that 
illustrate how far away the panels will be from the public-
right-of-way (IL Route 47 and Galena Road), as well as 
from the residential land uses to the north.  
 
Fencing 
The petitioner has proposed an eight (8) foot tall, galvanized chain link fence with slats to surround the 
~4,600 linear foot perimeter of the solar farm with a 20-foot-wide vehicle access gate, as illustrated below.  
As stated in Section 10-4-13B.9 of the Unified Development Ordinance, Fence Regulations for Solar Farms, 
states that systems, equipment, and structures shall be fully enclosed and secured by a fence or wall with a 
height of eight (8) feet. Petitioner’s exhibit (Sheet C-600 C Standard Details) indicates the Knox-Box 
location on the fence that has been added to the Gate Detail for the City’s Building Department and Bristol 
Kendall Fire District (BKFD) in the event of an emergency. 
 

 
 
Noise 
Per the petitioner’s project summary, the transformer is the greatest source of noise on the property. Per the 
petitioner’s exhibit (Sheet C-300 C Site Plan Layout), the transformer is over 1,443.2 feet to the nearest 
residence located to the north on Galena Road.  
 
Signage 
Per Section 10-4-13B.9.a(1) and (2) of the City’s Unified Development Ordinance, warning signs shall be 
provided at the entrance to the facility and along the perimeter of the solar farm. Additionally, the signs 
shall be less than four (4) square feet and made with letters and numbers at least three (3) inches in height 
and shall include the 911 address and an emergency phone number of the operator which shall be answered 
twenty-four (24) hours a day by a live operator. A nonemergency phone number for the operator shall be 
displayed. The petitioner has submitted an updated exhibit (Sheet C-600 D Standard Details) that includes 
the emergency contact information, the dimensions of the emergency contact sign, and the sign’s location 
on the solar farm’s fence.  
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Utilities and Electric Service Provider 
Per Section 10-4-13B.4 of the Unified Development Ordinance, power and communication lines running 
in between banks of solar panels and to electric substations or interconnections with buildings shall be 
buried underground. The routing of the electrical infrastructure required to connect to the ComEd system 
includes electrical cables installed underground for the entire project with the exception of a series of 
overhead poles (approx. 6-8) for a wire connection near IL Route 47. 
 
Section 10-4-13-B.4.a of the Unified Development Ordinance states that evidence that the electric utility 
service provider that serves the proposed site has been notified of the owner’s intent to install an 
interconnected customer owned electricity generator. The petitioner has provided a copy of an 
Interconnection Agreement, as prepared by ComEd dated 02/24/2022. 
 
Access Road 
The proposed site access is via a new 20-ft. wide gravel driveway proposed off Galena Road (1.380 acres). 
The path provides access to the equipment, however, no formal parking stalls are provided, as no buildings, 
employees are planned on the site except for the occasional mowing or maintenance visits. Section 10-4-
13-B.5 of the City’s Unified Development Ordinance states off-street parking provided on site shall be 
paved. Staff recommends the petitioner have one paved parking pad for off-street parking.  
 
Gravel roads are not permitted for vehicle travel. The petitioner’s exhibit (C-401 Grading Plan – Access 
Road) provides a gravel access road pavement section for review and consideration. The petitioner is 
proposing an 18-inch gravel compacted subgrade, which is consistent with other approved solar 
developments. Staff defers to the City Public Works Director and City Engineer before final approval on 
the road composition. 
 
Landscape Plan 
While landscaping is not required for solar farm uses, the petitioner’s landscape plan includes a mix of a 
few evergreen trees and mostly shrubs along the north and south borders of the area containing the solar 
panels.  
 
The City’s landscaping consultant has reviewed the proposed landscaping plan and concluded that while 
the mix of plantings does provide some screening, it does not meet the requirements of any transition zone 
described in the Unified Development Ordinance. Instead, the consultant recommends a modified Type D 
transition zone consisting of 5 native shade trees and 5 native understory trees per 100 linear feet. Existing 
native trees may be included toward this requirement if a tree survey documenting their presence and 
condition is submitted. The consultant also recommends native prairie grass and wildflower seeding in lieu 
of the 35 shrubs/native grasses per 100 linear feet. Additionally, the consultant has noted the requested 
transition zone plantings along Eldamain Road and Route 47 are not reflected in the plans.  
 
It is staff’s recommendation to utilize a modified Type D transition zone at a minimum of the eastern border 
facing Route 47. The applicant has stated in a Response Letter dated August 15, 2024, the modified 
transition zone D has been applied along the eastern fence line. We are supportive of the petitioner’s 
landscape buffer for the north and south due to the UDO regulation not requiring a landscape transition 
when agricultural land use is adjacent to residential land use. The petitioner has stated in their Response 
Letter that a maintenance plan will be provided with final construction drawings/permits.  
  
Abandoned Systems  
In the Unified Development Ordinance, Section 10-4-13-A.3 states all alternative energy systems inactive 
or inoperable for a period of 12 continuous months shall be deemed abandoned and the owner is required 
to repair or remove the system from the property at the owner’s expense within 90 days of notice from the 
City. To ensure compliance, the petitioner has provided an updated decommission plan narrative and 
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construction estimate of $1,209,203.99 at year 40 with a 3% annual inflation rate. A performance guarantee 
in an amount of $1,741,254 is recommended by the City Engineer.  
 
In addition to the security guarantee, staff also recommends a blanket easement over the property to allow 
the City or its contractor to enter and remove the abandoned system in compliance with the City Code, as 
a condition of the Special Use approval.  The petitioner is aware of these conditions which will be a part of 
their special use authorization. 
 

ENGINEERING COMMENTS: 

Please refer to the attached comments prepared by Engineering Enterprises Inc. (EEI) dated August 27, 
2024. Staff recommends the work items listed in the review letter will become conditions for the Special 
Use and a requirement for issuance of a building permit. 
 
POLICE COMMENTS: 

Per Police Department review of the submitted plans, staff recommends the developer clearly mark the 
location of the driveway access to alert drivers of the site entry and provide additional traffic management. 
 

REZONING STANDARDS 

Section 10-8-12 Map Amendments establishes criteria for findings of fact related to rezoning (map 
amendment) requests. When the purpose and affect is to change the zoning of a property and amend the 
City’s Zoning Map, the Planning and Zoning Commission shall consider each of the following facts before 
rendering a decision on the request.  The petitioner has provided answers to each of the criteria in the 
application these standards which are included in the packet for your review and will be entered into the 
public record as part of the public hearing process. The standards are: 
 

1.  The existing uses and zoning of nearby property. 

2.  The extent to which the property values are diminished by the particular zoning restrictions. 

3.  The extent to which the destruction of the property values of plaintiff promotes the health, safety, 
morals, or general welfare of the public. 

4.  The relative gain to the public as compared to the hardship imposed upon the individual property 
owner. 

5.  The suitability of the subject property for the zoned purpose. 

6.  The length of time the property has been vacant as zoned considered in the context of land 
development in the area in the vicinity of the subject property. 

7.  The community need for the proposed use. 

8. The care to which the community has undertaken to plan its land use development. 

Additional UDO standards: 

1. The proposed Map Amendments consistent with the Comprehensive Plan and the purposes of the 
UDO. 

2. The proposed Map Amendment is consistent with the existing and planned uses and zoning of the 
nearby properties. 

3. The subject property is suitable for the purposes of the proposed district. 

4. The proposed Map Amendment will not result in an individual parcel zoned in one zoning district 
that is not shared by the adjacent parcels. 
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5. The proposed parcel(s) to be rezoned shall meet the minimum frontage and area requirements of 
the requested rezoning district as specified in Section 10-3-9(A). 

 
SPECIAL USE STANDARDS 

Section 10-8-5-D states specific standards for special use which all recommendation bodies will review.  
The petitioner has provided answers to each of the criteria in the application which are included in the 
packet for your review and will be entered into the public record as part of the public hearing process. The 
standards are: 
 

1. The establishment, maintenance or operation of the special use will not be unreasonably detrimental 
to or endanger the public health, safety, morals, comfort, or general welfare. 

2. The special use will not be injurious to the use and enjoyment of other property in the immediate 
vicinity for the purpose already permitted, nor substantially diminish and impair property values 
within the neighborhood in which it is to be located. 

3. The establishment of the special use will not impede the normal and orderly development and 
improvement of surrounding property for uses permitted in the district. 

4. Adequate utilities, access roads, drainage or other necessary facilities have been or are being 
provided. 

5. Adequate measures have been or will be taken to provide ingress or egress so designed as to 
minimize traffic congestion in the public streets. 

6. The proposed special use is not contrary to the objectives of the official comprehensive plan of the 
City as amended. 

 

VARIANCE STANDARDS:  

Section 10-8-9-C states specific standards for variations which all recommendation bodies will review. The 
petitioner has provided answers to each of the criteria in the application which are included in the packet 
for your review and will be entered into the public record as part of the public hearing process. The standards 
are:  

1. A particular hardship to the owner would result because of the physical surroundings, shape, or 
topographical conditions of the subject property, as distinguished from a mere inconvenience, if 
the strict letter of the regulations were carried out.  

 
2. The conditions upon which the petition for a Variation is based are unique to the subject property 

and are not applicable, generally, to other properties within the same zoning district. 

3. The difficulty or hardship is not created by any person presently having an interest in the property. 

4. The Variation will not be detrimental to the public welfare or injurious to other property or 
improvements in the neighborhood in which the property is located.  

 
7. The proposed Variation will not impair an adequate supply of light and air to adjacent property, 

substantially increase the congestion in the public streets, increase the danger to the public, or 
substantially diminish or impair property values within the neighborhood. 

8. The proposed Variation is consistent with the official comprehensive plan and other development 
standards and policies of the City. 
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COMPREHENSIVE PLAN:  

The 2016 Comprehensive Plan designates the future land use for this property as Estate/Conservation 
Residential (ERC). The Estate/Conservation Residential (ERC) designation is generally intended for future 
neighborhood developments that promote flexibility in residential design, accommodates low density 
detached single family housing, and is sensitive to environmental and scenic features of the area and utilized 
this land designation as a “holding” classification for those areas, particularly on the outskirts or along the 
perimeter of the City’s corporate boundaries that lacked the public infrastructure to support development 
of the land within the 10-year timeline of the plan. 
  
While the proposed A-1 Agricultural District is not significantly different to the large lot/low density 
residential envisioned for the Estate/Conservation Residential future land use designation, an amendment 
to the Comprehensive Plan would be required if the rezoning is approved.  
 

STAFF RECOMMENDATIONS: 

Staff recommends the following conditions to the special use:  

1. Staff recommends the petitioner have one paved parking pad for off-street parking.  
2. Staff recommends a blanket easement over the property to allow the City or its contractor to enter 

and remove the abandoned system in compliance with the City Code, as a condition of the Special 
Use approval.  

3. Staff defers to the City Public Works Director and City Engineer before final approval on the road 
composition.  

4. A performance guarantee in an amount of $1,741,254 is recommended by the City Engineer.  
5. It is staff’s recommendation to utilize a modified Type D transition zone at a minimum of the 

eastern border facing Route 47. 
6. Compliance with work items listed in the review letters prepared by Engineering Enterprises, Inc. 

(EEI) dated October 19, 2023 revised July 10, 2024 and August 27, 2024.  
7. Staff recommends the developer clearly mark the location of the driveway access to alert drivers 

of the site entry and provide additional traffic management.  

PROPOSED MOTIONS: 

REZONING 
In consideration of testimony presented during a Public Hearing on September 11, 2024 and discussion 
of the findings of fact, the Planning and Zoning Commission recommends approval to the City Council 
a request for rezoning from R-2 Single-Family Traditional Residence District to A-1 Agricultural District 
for the purpose of constructing a freestanding solar energy system, or solar farm, located immediately 
south of IL Route 47 (N Bridge Street) and west of Galena Road, subject to {insert any additional 
conditions of the Planning and Zoning Commission}… 

SPECIAL USE 
In consideration of testimony presented during a Public Hearing on September 11, 2024 and 
discussion of the findings of fact, the Planning and Zoning Commission recommends approval to the 
City Council a request for Special Use authorization to construct a freestanding solar energy system, or 
solar farm, as depicted in plans prepared by Atwell and submitted by Nexamp dated last revised 8/15/24 
for approximately 23 acres located immediately south of IL Route 47 (N Bridge Street) and west of 
Galena Road, subject to staff recommendations in a memo dated September 4, 2024 and further subject 
to… {insert any additional conditions of the Planning and Zoning Commission}… 
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VARIANCE 
In consideration of testimony presented during a Public Hearing on September 11, 2024 and discussion 
of the findings of fact, the Planning and Zoning Commission recommends approval to the City Council 
for a request for bulk regulation variance to Section 10-4-13.B.8.b of the Unified Development 
Ordinance, reducing the north, west, and south property lines setback from 50 feet to 8 feet, subject to… 
{insert any additional conditions of the Planning and Zoning Commission}… 
 

ATTACHMENTS: 

1) Property Aerial dated 03/13/22, as prepared by Nexamp 
2) Legal Description dated August 15, 2022, as prepared by Atwell Group 
3) Glare Study dated Aug. 18, 2022, prepared by Forge Solar 
4) Vegetation Management Plan for Solar Sites Utilizing Native Vegetation, as prepared by Natural 

Resource Services 
5) Electrical Diagram dated 01/10/2021, as submitted by Nexamp 
6) Manufactures Cut Sheets, as submitted by Nexamp 
7) Interconnection Agreement with ComEd 
8) Application for Rezoning, as prepared by Yorkville Renewables, LLC 
9) Application for Special Use, as prepared by Yorkville Renewables, LLC 
10) List of Property Owners within 500 feet of subject parcel 
11) Copy of Memorandum of Understanding Regarding the Repeal of the Planned Unit Development 

Agreement for the East Village of Westbury, as executed by Daniel A. and Charene S. Nagel. 
12) Application for Variance, as prepared by 126612 Corneils Road Solar, LLC 
13) Yorkville Renewables, LLC Response Letter, dated June 13, 2024 
14) Rendering, dated June 13, 2024 
15) Plan Council Packet (07-25-2024) 
16) Public Hearing Notices  
17) Response Letter to EEI, dated August 15, 2024 
18) Final Site Plans, dated August 15, 2024 
19) Truck Turn Analysis Construction/Delivery Traffic, dated August 15, 2024 
20) Stormwater/Drainage Memorandum, dated August 16, 2024 
21) Culvert Computations, dated August 16, 2024 
22) Engineer’s Opinion of Probable Decommissioning Cost for Yorkville Solar, dated August 15, 2024 
23) EEI Comments, dated October 19, 2023 
24) EEI Comments, dated July 10, 2024 
25) EEI Comments, dated August 27, 2024 
26) Conditional Use Permit Narrative, dated June 14, 2024 
27) Kendall County Highway Department Access Approval Email, dated November 9, 2022  
 



























































































































































































101 N Wacker Drive, Suite 200, Chicago, IL 60606

617.431.1440    | www.nexamp.com

Ms. Krysti Barksdale-Noble
Community Development Director
United City of Yorkville
651 Prairie Pointe Drive
Yorkville, IL, 60560

Yorkville Renewables, LLC
Proposed Ground-Mounted Solar Farm
Address: Near SWC of Galena Road and IL Route 47
PIN: 02-08-200-030

RE: Response Letter

We offer the following information in response to the comments provided by the City of
Yorkville Engineer and Landscape consultants. Responses are in bold font.

City Staff Comments:
Zoning

The subject property is currently located in within an existing Planned Unit Development (PUD)
with underling zoning of R-2, R-4, and B-3. The following are the current immediate surrounding
zoning and land uses:

June 13, 2024



200 W Monroe Street, Suite 620, Chicago, IL 60606

617.431.1440    | www.nexamp.com

 The proposed community solar farm will consist of approximately 11,712 arrays, per the
project narrative. However, the Conceptual Layout (Sheet PV-101 A) prepared by
Nexamp, dated October 13, 2021 states the number of arrays 13,234. Petitioner must
verify the accurate number of arrays proposed. Nexamp Response: Sheet PV-101A
should be removed from the application. That sheet has since be replace with the
Civil Plans dated 6/11/2024 and attached hereto.

 The system appears to include two (2) inverters and one (1) transformer. Please verify
and the total number of proposed tracker motors. Nexamp Responses: The total
number of tracker motors is estimated between 10 and 176, depending on the final
design of the system.

 The petitioner must provide the total amount of time proposed for the lease of the
property to operate the proposed community solar farm. This includes any options to
extend the lease term. Nexamp Responses, the Operations Phase of the Lease is
for 20 years with several extensions that could extend the Operations Phase of the
project to 40 years.

Location on Site

Table 10.07.01 of Chapter 7 in the City’s Zoning Ordinance provides dimensions and bulk
regulations for the A-1 Agricultural District. The following compares the yard setbacks required
for the A-1 Agricultural District and the proposed solar farm use:

 The location of the solar panels meets the front (east), side (south), and rear (west) yard
setbacks for the A-1 District. However, it is undetermined if the solar panels encroach
into the required interior side yard to the north. Nexamp Response: Solar Panels are
setback a minimum 8 feet from the north property line. A variance is being
requested to maintain 8 feet side and rear setbacks to the perimeter fence.

 Section 10-19-7-B of the zoning ordinance states that all parts of any freestanding solar
energy system shall be set back 8 feet from interior side and rear property lines.
Nexamp Response: Noted

 Staff has identified the north property line (parallel to Galena Road) as a side property
line since there are intervening parcels between the property line of the subject property
and Galena Road. The north property line adjacent to the proposed solar farm is not
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considered a front yard due to Section 10-2-3: Definitions of the United City of Yorkville’s
Zoning ordinance which establishes the lot line which abuts a street shall be the front lot
line. Nexamp Response: Noted.

 Note: Page 2 of the Project Narrative dated March 9, 2022 references “County setback
requirements”. This should be revised and resubmitted with correct City regulation
references. Nexamp Response: Project narrative has been revised.

 The Site Plan should be revised to reflect the accurate distances from the property lines
to the proposed solar panels and/or fence line. Nexamp Response: The Site Plan has
been updated to included the accurate distance from property lines.

 The Site Plan should also indicate the distance of the proposed solar farm and/or the
fence line to the nearest residential parcels to the north along Galena Road.

o It is noted within the project narrative there is a reference to the proposed solar
system being over 1,000 feet from the nearest residential structure. Nexamp
Response: Dimensions to the nearest residential structures has been
added to the plans.

Height

The maximum structure height in the A-1 Agricultural District is eighty (80) feet.  Additionally, as
stated in Section 10-19-7-D of the City’s Zoning Ordinance, the minimum clearance between the
lowest point of the system and the surface which the system is mounted is ten (10) feet.
Section 10-19-7-F states the maximum height will be stipulated as a special use condition.

 The petitioner’s exhibit (Sheet C-06 A Standard Details) appears to indicate a maximum
solar array height as approx. 20 feet at maximum tilt. Nexamp Response: Confirmed.

 The petitioner’s exhibit (Sheet C-06 A Standard Details) appears to indicate a minimum
solar array clearance as 2 feet. Nexamp Response: Confirmed.

 A variance will be required for the minimum clearance requirements. Nexamp
Response: Noted.

Glare/Lighting

Section 10-19-7-E states solar panels shall be placed such that concentrated solar radiation or
glare shall not be directed onto nearby properties or roadways.  The panels shall be placed to
face east and rotate west to follow the path of the sun to collect the most sunlight throughout the
day.

 The petitioner has submitted a glare study and analysis which concludes that there was
no potential for glint or glare identified by the analysis. Nexamp Response:
Confirmed.
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 Staff requests the petitioner provides a viewshed from angles around the solar farm
which illustrate how far away the panels will be from the public rights-of-way (IL Route
47 and Galena Road), as well as from the residential land uses to the north. Nexamp
Response: Please see the attached renderings.

 Are motion-sensor security lights proposed to be provided at the transformer area? If so,
details are requested. Nexamp Response: There will be no lighting on the project.

Noise

The transformer is the greatest source of noise on the property.

 Please verify the distance of the transformer to the nearest residences located to the
north on Galena Road. Nexamp Response: Dimensions have been added to the
plans.

Fencing

The petitioner has proposed an eight (8) foot tall, fixed knot farm fence to surround the ~4,600
linear foot perimeter of the solar farm with a 20-foot-wide vehicle access gate.  As stated in
Section 10-17-2-G, Fence Regulations for Industrial Districts of the Zoning Ordinance, states
that a fence may be a maximum of eight (8) feet in height. This section of the code also states
that chain link is a permitted material.

 Staff recommends an 8’ tall, galvanized chain link fence with slats. Nexamp Response:
The fence detail on sheet C-300 has been revised to reflect this recommendation.

 A Knox box and keys shall be provided to the City’s building department and Bristol
Kendall Fire District (BKFD). Nexamp Response: A note indicating the Knox-Box
location on the fence has been added to the Gate Detail on sheet C-600

Access Road

The proposed site access is via a new 20-ft. wide gravel driveway proposed off Galena Road
(1.380 acres).

 The path provides access to the equipment, however, no formal parking stalls are
provided, as no buildings, employees are planned on the site except for the occasional
mowing or maintenance visits. Nexamp Response: Agreed

 Gravel roads are not permitted for vehicle travel.
o Petitioner must provide details regarding the proposed material for the access

road. Staff defers to the City Public Works Director and City Engineer for
comment on the road composition. Nexamp Response: a gravel access road
pavement section has been provided on the plans for review/consideration.
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Decommissioning

The petitioner has provided a decommission plan.

 In addition to the decommissioning plan narrative, a construction estimate for the life of
the lease must be provided with a 3% annual inflation rate which must be reviewed and
approved by the City Engineer. Nexamp Response: A draft decommissioning
estimate has been added.  We recommend the decommissioning estimate be
finalized with the Final Engineer Plans.

Accessory Use

Section 10-19-4-D states alternative energy systems shall be an accessory to the principal
permitted use of a site. Therefore, the area and scale of the solar farm must be less than the
primary agricultural land use.

 As proposed, the solar farm will occupy approximately 31% (23-acres) of the overall
existing 73.5 acres of existing farmland. Nexamp Response: Agreed

Signage

Section 10-19-4-F states that no commercial signage or attention getting device is permitted on
any alternative energy system.  The submitted plans do not indicate any signage will be located
on the solar farm or the surrounding fence.

 Per Section 10-19-4-F states one (1) sign shall be permitted to indicate emergency
contact information of the property owner or operator not to exceed two (2) square feet
in area. Nexamp Response: The Emergency Contact Sign has been added to Sheet
C-300.  There will be several small danger signs a located on the fence on all sides
of the fence as shown on Sheet C-300 as required by the National Electric Code.

Landscaping

Defer to Engineering Comments related to landscaping. Nexamp Response: See response in
the Landscape comment section.

Utilities

The proposed community solar farm will not require public utilities such as water or sanitary
sewer. The routing of the electrical infrastructure required to connect to the ComEd system
includes electrical cables installed underground for the entire project with the exception of a
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series of overhead poles (approx. 6-8) for a wire connection near IL Route 47. Nexamp
Response: Agreed.

Utility Service Provider

Section 10-19-4-G states that evidence that the electric utility service provider that serves the
proposed site has been notified of the owner’s intent to install an interconnected customer
owned electricity generator.

 The petitioner has provided a copy of an Interconnection Agreement, as prepared by
ComEd dated 02/24/2022.

Special Use Standards

Section 10-19-4-C and 10-4-9-F state specific standards for special use which all
recommendation bodies will review. The petitioner has provided answers to each of the criteria
in the application as well as providing an additional attachment to these standards. Nexamp
Response: Agreed

Blanket Easement

A blanket easement for City access to the solar field will be required in the event the project is
abandoned and requires decommissioning by the City. Nexamp Response: Noted.

Economic Development Committee Comments

The City’s Economic Development Committee will provide direction at their November 7, 2023
meeting to staff regarding the acceptable location of solar fam developments within Yorkville.
Staff will provide that feedback to the petitioner during the Plan Council meeting on November
9th. Nexamp Response: As discussed at the November 7, 2023 meeting – the nearest
solar plan is over 1,400 feet from Galena Road right-of-way and over 1,000 feet from
Route 47 right-of-way, the remaindered of site is preserved for future development.

Yorkville Police Department Comments:

Roadway

Concerns as listed below:
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• Location of the driveway(s) into Yorkville Renewables The driveway location is existing and
has been approved by the Kendall County DOT.  This driveway location is complemented
by pervious land use approvals.

• Driveway(s) clearly marked with signage in both directions Warning sign has been added to
the plans near the driveway entrance.

• Distance from driveway(s) on Galena Road to the intersection of Rt. 47 would be concerning
due to vehicle speeds on Galena Road The proposed facility will generate little traffic
during the operation of the facility.  There is anticipated to be 20 site visits with
maintenance personnel per year.

Ingress/Egress

Are warning signs for cross traffic requested: Warning sign has been added to the plans near
the driveway entrance.

Emergency Contact for after hours construction: Information needed

Will Police have access (through gated development) in case of emergency? Yes, there will be
a knox box located near the entry gate for emergency response personnel.

Security

Will there be security cameras used on site? There will be a camera on site.

If you will have camera access on site would the police department have remote access into the
system for emergency purposes only? The camera will be closed circuit but upon request,
Nexamp Operations Center can relay visual information from the camera to emergency
personnel.

Will the gate be alarmed? Nexamp Response: The gate will not be alarmed but will be
locked when Company personnel are not on-site.  A knox-box will be located near the
gate in case emergency personnel need to access the project area.

City Engineer Comments (EEI):
1. The following Permits may be required during final engineering and should be
provided to the City of Yorkville when obtained.  The City and EEI should be copied on
all correspondence with agencies.
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 IEPA NPDES General Construction Permit is Required.  The Notice of Intent
must be filed with IEPA 30 days prior to start of construction. Nexamp
Response: A copy of the NOI will be provided to the City of Yorkville with
the Final Engineering Plan submittal.

 Stormwater permit application in accordance with the Yorkville Storm Water
Management Ordinance (Kendall Countywide Ordinance) Nexamp Response:
The project will comply with the Storm Water Management Ordinance
including an application for Stormwater Permit.

 Kendall County for access to Galena Road. Nexamp Response: See attached
access agreement.

2. Since the project is non-residential development on more than 3 acres it must
meet the stormwater detention requirements per the Stormwater Ordinance.
Nexamp Response: Detention basins have been provided to the maximum
extent possible and will achieve the required detention.

3. There is a floodplain on the property associated with Rob Roy Creek that was
identified in the Interim Hydrologic & Hydraulic Analysis of Rob Roy Creek, 2005.
The property will have a to be developed in accordance with the floodplain
provisions of the City’s stormwater ordinance.  The flood elevation is between
658 and 656.  Please see the attached exhibit. Nexamp Response:
The approximate location of the FEMA mapped floodway area has been
added to the SUP Plans. The project does not intend to construct within the
floodway but metal foundations and gravel access drive within the EEI
mapped floodway. The project will comply with the floodplain
requirements of the City’s stormwater ordinance.

Also, the EEI mapped floodplain has been added to the plans.  The
equipment within the EEI mapped floodplain will be raised above the BFE.

4. Any impacts to the wetlands should be designed in accordance with the United
City of Yorkville’s Wetland Protection Regulations. Nexamp Response: The
plans have been revised to avoid impacts to the one isolated wetland the
property.
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5. A field tile survey will be required. Nexamp Response: At the time of Final
Engineering Plan, a tile survey and mitigation plan will be provided.

6. Perimeter easements will need to be provided.  These easements should be a
minimum of 20’ along Galena Road and Rt 47. Nexamp Response: The
location of the proposed 20’ easements along Galena Road and Route 47
have been added to the SUP Plans. Easement documents will be drafted
and executed during the Final Engineer Plan stage.

7. The decommissioning bond or letter of credit will need to be 120% of the
approved estimate. Nexamp Response: At the time of Final Engineering
Plans and after the decommissioning estimate is approved by City of
Yorkville, decommissioning surety will be provided.

8. The comments in the attached review letter from the City’s landscaping
consultant must be addressed and a revised landscaping plan submitted.
Nexamp Response: See responses to the landscaping consultant
comments.

9. The following will need to be submitted with the Final Engineering Plans:

a. Additional information as shown in the provided checklist. Nexamp
Response: At the time of Final Engineering Plans, the project will be
comply with the checklist provided.

b. Truck turning exhibits for delivery and emergency vehicles. Nexamp
Response: At the time of Final Engineering Plans, truck turning
exhibits will be provided.

c. Photometric plan. Nexamp Response: There will be no lighting
associated with this project.

d. Decommissioning cost estimate. Nexamp Response: At the time of
Final Engineering Plans, a Decommissioning estimate will be
provided.

City Landscape Consultant Comments (Hey and Associates):
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1. Parkway Landscaping: A minimum of one tree per 50 linear feet of frontage is
required along Galena Road and Route 47. Nexamp Response: Attached
Landscape Plan has been revised to show proposed parkway landscaping.

2. Perimeter Landscaping: The proposed development does not directly abut
single-family residential property, so therefore perimeter landscaping
requirements do not apply. Nexamp Response: Noted.

3. Parking Lot Landscaping: The proposed development does not include parking
lots; therefore, parking lot landscaping requirements do not apply. Nexamp
Response: Noted.

4. Lot landscaping: Lot landscaping requirements are not met. Nonresidential
developments include 2 shade trees and 15 shrubs be provided for every 20,000
square feet of lot area.  We understand trees and shrubs may not be desirable
near the solar array, but the eastern half o the site appears vacant. Consider
native plantings to enhance the Rob Roy Creek corridor, which would
complement the proposed pollinator friendly solar array seed mix.
Nexamp Response: Attached Landscape Plan has been revised to show lot
landscaping to the maximum extent possible given most of the
development area will require access to sun light. The project will not be
located near the Rob Roy Creek.  The intent is the Rob Roy Creek will not
be impacted by the proposed solar project.  Further improvements to Rob
Roy Creek can be address with further development of the remaining
property.

Stormwater Storage Basin Landscaping: No stormwater storage basins were
found; therefore, these requirements do not apply. Nexamp Response: Per the
Engineering Review comments, stormwater basins have been added to the
site plans.  Per the landscape code, no basin landscaping is required as
they are located outside of the front and side setbacks.

5. Tree Preservation: Tree Preservation standards apply to all development parcels
greater than five acres; therefore, these requirements apply to this site.  A review
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of Google Earth imagery reveals trees are present on the site, but that there may
not be trees present on the portion of the site proposed for development.
Nexamp Response: Agreed, there are no trees present within the
development area of the site.

6. General Standards: The landscape plan indicates a “Native Pollinator Friendly
Solar Array Seed Mix” will be installed but no details are provided. Plan should
species (both botanic and common names) and seeding rate of mix.  A
maintenance plan should also be submitted describing how this landscape will be
maintained to ensure that desired species become established, persist, and the
area is not overtaken by weeds. Nexamp Response: A detailed seed mix has
been added to the plans.  Also, attached the maintenance plan.

The plans should indicate what is proposed on the eastern half of the site that
appears vacant. Nexamp Response: The remaining undeveloped property
will remain in agricultural production until an application is made at a
future date to develop the remaining property.
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UNITED CITY OF YORKVILLE 
PLAN COUNCIL   

Community Development 
East Conference Room, 3rd floor 

651 Prairie Pointe Drive, Yorkville, IL 
Thursday, May 23, 2024  9:00am 

  
 
IN ATTENDANCE: 
Krysti Barksdale Noble, City of Yorkville Community Development Director 
Sara Mendez, City of Yorkville Planner 1 
Bart Olson, City Administrator (arr. 9:07am) 
Brad Sanderson, EEI/City Engineer 
Eric Dhuse, Public Works Director 
Pete Ratos, Building Code Official (arr. 9:02am) 
Lynn Dubajic Kellogg, City Consultant (arr. 9:08am) 
Pamela Whitfield, EEI 
Scott McCarty, BKFD 
Mike Torrence, BKFD 
Dave Riendeau, Manhard Consulting 
Doug Shannon, Gary R. Weber Associates 
Russ Whitaker, Rosanova & Whitaker 
Bradd Hout, Cyrus One 
Matt, D. R. Horton 
Nathan Sevener 
 
   
Ms. Noble called the meeting to order at 9:00am. 
 
1.  Minutes for approval:  February 8, 2024 
The minutes were approved as presented. 
 
All meeting participants introduced themselves and Ms. Noble explained the procedure for the meeting. 
  
2.  PZC 2024-14  Grande Reserve – Units 10 & 11 – Final Plat  
Background:  Ms. Noble said this proposal is for Units 10a and 11a of Grande Reserve and consists of 
22 acres with 158 new residential townhome lots.  The parcel will be developed in phases and at full 
buildout will consist of  312 townhomes, 14 more than originally planned.  The preliminary plans of 
final plats were pre-approved in April 2005 but never recorded and have expired.   
            
Regarding the concept plans, they are consistent with those previously approved and will be reviewed 
by the city for a number count as well as architecturally per the Comprehensive Plan.  There had been 
an Economic Incentive Agreement in 2021 which reduced a portion of the unplanned development 
from duplex units to single family resulting in a reduction of 11 single family homes, so the increased 
14 have not resulted in an imbalance.      
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Per the Comp Plan, the homeowners will be responsible for snowplowing in the cul-de-sacs.   
 
Staff will also require a declaration of CCR's. (Codes, Covenants and Restrictions).  Also required are   
appearance standards and staff has now received color renderings and are reviewing.  There is a credit 
system in the ordinance giving credit for certain architectural features which has been met and credit 
given.  
 
The plats do indicate the lots meet the building setbacks, but there are standards that dictate minimum 
building-to-building setbacks.  
 
The certificate block on units 10a and 11a should be revised to 'Planning and Zoning Commission' 
rather than  'Plan Commission'.  
 
Comments from Engineer Brad Sanderson are detailed in a letter in the agenda packet.   
 
Public Works and the Building Code Official had no comment at this time. 
 
Ms. Noble said the next step is the June 4th EDC meeting at which time she will have an updated memo 
and she asked for other updated material by May 31st.   
 
3.  PZC 2024-15  C-1 Yorkville (Cyrus One) – PUD & Preliminary PUD Plan  
Background:  Ms. Noble said this plan is for 230 acres at Faxon and Eldamain. The site is proposed for 
a data center with 9 stand-alone buildings and 6 stormwater basins which would be built in phases over 
10-20 years.  It is zoned for this type of land use, however, the petitioner has asked for 13 proposed 
deviations from the M-2 general manufacturing standards.  Per the UDO, there is a requested list of 
approved PUD standards to be met and at least one to qualify for a PUD.  Staff thinks that standard 
#12, the regional utility improvement, would qualify. 
 
Other Comments: 
1.  The written responses were adequate.  Ms. Noble noted that the requested deviation for future 
energy industrial use regulations is not in the UDO at this time.  They are requesting a waiver for future 
standards being adopted which staff supports.   
 
2.  Regarding the preliminary PUD plan,  the petitioner has 3 years (because it's a Special Use) to do a 
Final Plat without the preliminary plan expiring.   
 
3.  Mr. Hout said each building takes approximately 12-15 months to build and they hope to move dirt 
in 2025.   
 
4.  The building setbacks are met, but a deviation is requested from the internal building, for which Ms. 
Noble asked for clarification.  They will request zero setbacks at this time until it is decided.  Mr. Ratos 
added that they still must meet the fire and building codes.   
             
5.  Clarification is needed if total site coverage is 24% or 35%.    The building height is OK.   
 
6.  Parking deviation is also being requested.  Cyrus One did calculations on gross floor space, while it 
should be based on net floor space.  Staff says there should be no less than 400 parking spots which is 
shared parking for all the buildings.    A minimum of 10 electric vehicle charging stations is requested. 
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7.  Off-street loading is OK.   
 
8.  There are 4 components for a landscape plan.  The petitioner is asking for a blanket variance for 
landscape standards, but staff is not comfortable until the plan is received.   The Comp Plan also calls 
for a rural character buffer along Eldamain.  A specific plan is needed to grant the deviation.   
 
9.  Ms. Noble noted the deviation request for mechanical screening which staff supports.  The city has 
engaged a sound engineer to determine where the mechanical units should be located and if more 
landscaping is needed or a different placement.   
 
10.  Mr. Sevener, sound engineer, said the Yorkville noise ordinance  has a tonal penalty which may or 
may not apply to cooling equipment.  Outdoor chillers can cause a high strong tonal component.  Ms. 
Noble noted that the sound is measured on the receiving property, not on the site and different numbers 
apply on residential property vs. non-residential. 
 
11.  Mr. Whitaker asked  how the city ordinance differs from the pollution control board standard? 
IBPC has a more extensive ordinance with limitations at different frequencies.   
 
12.  Fencing heights needs to be verified on the plan.  The height will be 8 feet and it will be an 
ornamental black fence.  It may be taller around the sub-station.   
 
13.  Appearance Standards:  The Petitioner is asking for relief from a building  recess. The city is 
asking for the recess on the sides abutting streets.  The material meets the facade requirements and staff 
also requested some type of window feature to break up the long expanse.   
 
14.  Signage:  No monument sign planned, but there will be signage  
 
15.  Address: The proposal will have single site address, but individual buildings will be clearly 
marked.   
 
16.  Photometric plan:  This plan is needed. 
  
17.  Mr. Hout noted the main entrance was moved to Eldamain with a secondary access on Faxon.  A 
third access on Beecher was removed.   
 
18. There are a couple wetlands identified with no setbacks around them.  The Army Corps will visit to 
ascertain wetlands setbacks and then the buffer can be determined.      
 
19.  Mike Torrence/BKFD comments:  Developer needs to insure access around buildings, roads must 
bear weight of fire trucks and hydrants are needed.  Hydrant locations will be included on the plans. 
          
20.  There was a discussion of the complete rebuild of  Faxon and Beecher.  Mr. Whitaker asked about 
reimbursement for half the road reconstruction, however, Mr. Olson said it is not in the agreement and 
city ordinance requires this.  Timing of construction will be discussed and Mr. Olson said it could be 
done after construction.   They also discussed easements and rights-of-way.  Faxon would be the road 
primarily used for construction traffic. 
 
21.  Mr. Whitaker asked if the developer had to improve Beecher Rd. even though the project will have   
no access on Beecher per the revised plan.   Mr. Olson replied yes.  Bright Farms improved all the way 
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to their entrance and developments there are funding road improvements. 
 
22.  Police Comments:  Ms. Noble said the PD asked if they will have access to the gate in the 
complex.  The Police and Fire will both have access and there will be a Knox box and ability to open 
the gate which will have an alarm.  The police also asked if they will have access to the security 
cameras for emergency purposes.    Maps or floor plans will be available for emergencies.  There will 
be on-site security.  
 
23.  Ms. Noble said the next steps are the June 4 EDC meeting and a June or July PZC meeting, 
depending on the project being a PUD agreement or development agreement.  Mr. Hout said the focus 
should be on a PUD.  Public Hearing notices and other deadlines were noted.  An updated plan and 
narrative are needed by May 27th.   
  
 
Adjournment  
There was no further business and the meeting adjourned at 10:08am. 
 
Minutes respectfully transcribed by 
Marlys Young, Minute Taker        
 
 
               
  
 
 
 
 
 
 
 
 
 
 
 
 
            
 
 
             



 
 
 
 
 
 
 
 
 

   
I have reviewed the applications for Rezoning, Special Use, and Variance request dated June 13, 2024 as 
submitted by Daniel Kramer on behalf of Nexamp, Yorkville Renewables, LLC, petitioner. The following 
supplemental materials were included within the original applications including the newly submitted 
supplemental materials from June 13, 2024: 
 

1) Project Narrative/System Design Summary dated March 9, 2022, as prepared by Nexamp 
2) Property Aerial dated 03/13/22, as prepared by Nexamp 
3) Legal Description dated August 15, 2022, as prepared by Atwell Group 
4) ALTA Survey/NSPS Land Title Survey dated 11/23/2022, as prepared by  
5) Special Use Application Plans dated 8/18/22, as prepared by Atwell Group and submitted by 

Nexamp 
6) Glare Study dated Aug. 18, 2022, prepared by Forge Solar 
7) Vegetation Management Plan for Solar Sites Utilizing Native Vegetation, as prepared by Natural 

Resource Services 
8) Electrical Diagram dated 01/10/2021, as submitted by Nexamp 
9) Manufactures Cut Sheets, as submitted by Nexamp 
10) Interconnection Agreement with ComEd 
11) Decommissioning Plan, as prepared by Nexamp 
12) Application for Rezoning, as prepared by Yorkville Renewables, LLC 
13) Application for Special Use, as prepared by Yorkville Renewables, LLC 
14) List of Property Owners within 500 feet of subject parcel 
15) Copy of Memorandum of Understanding Regarding the Repeal of the Planned Unit Development 

Agreement for the East Village of Westbury, as executed by Daniel A. and Charene S. Nagel. 
16) Application for Variance, as prepared by 126612 Corneils Road Solar, LLC 
17) Preliminary Decommissioning Cost Estimate for Yorkville Solar During First 5 Years of 

Operation, dated January 29, 2024 
18) Yorkville Renewables, LLC Response Letter, dated June 13, 2024 
19) Final Site Plans, dated June 11, 2024 
20) Stormwater Memo, dated February 9, 2024 
21) Conditional Use Permit Narrative, dated June 14, 2024 
22) Rendering, dated June 13, 2024 
23) Kendall County Highway Department Access Approval Email, dated November 9, 2022 

 
The petitioner is seeking to construct a 5-megawatt (MW) alternating current (AC) freestanding community 
solar farm “garden”. The proposed 23-acre solar farm will be situated on approximately 73.5 acres of 
existing farmland parcel located near the southwest corner of Galena Road and Route 47 within the former 
East Westbury Village Planned Unit Development (PUD).  
 
The petitioner is also requesting to rezone the parcel from the current R2 Single-Family Traditional 
Residence District to A-1 Agricultural District zoning for a solar farm and will also require a variance to 
Section 10-4-13 of the City’s Unified Development Ordinance to decrease the minimum rear and interior 
side yard setbacks from one hundred (100) feet to eight (8) feet.  
 

Memorandum 
 
To:  Plan Council   
From:  Sara Mendez, Planner I 
Date:  July 18, 2024 
Subject:  PZC 2024-01 Yorkville Renewables/Nexamp – Solar Farm 
 Rezoning, Special Use, and Variance 



Based upon my review of the application documents and preliminary plans, I have compiled the following 
comments (requests to the petitioner are underlined): 
 
WESTBURY PUD AGREEMENT COMMENTS: 

1. The parcel is within a formally existing Planned Unit Development (PUD) known as East Village 
of Westbury. 

2. A Memorandum of Understanding with the successor property owners of the East Village of 
Westbury development was executed to repeal the land plan and obligations of the PUD on May 
28, 2024 (Ordinance No. 2024-05).  

3. The underlying zoning of the property will remain R-2 Single-Family Traditional Residence 
District.  
 

REZONING COMMENTS: 

1. Per Table 10-3-12(B) Permitted and Special Uses of the Unified Development Ordinance, solar 
farms are special uses in the A-1 Agricultural District.  

2. Section 10-8-12B of the Unified Development Ordinance states specific standards for rezoning 
which all recommendation bodies will review.  The petitioner has provided answers to each of the 
criteria in the application as well as providing an additional attachment to these standards.  

 
VARIANCE COMMENTS 

1. Section 10-4-13 Alternative Energy Use Standards in the City’s Unified Development Ordinance 
provides setback specifics for solar farm uses in the A-1 Agricultural District. The petitioner is 
seeking a variance to decrease the minimum rear and interior side yard setbacks from one hundred 
(100) feet to eight (8) feet.  

2. Section 10-8-9C.1 of the Unified Development Ordinance states specific standards for variance 
requests which all recommendation bodies will review. The petitioner has provided answers to each 
of the criteria in the application to these standards.  

 
SPECIAL USE COMMENTS: 

Zoning 

The subject property consists of two (2) parcels (#02-05-400-005 and 02-08-200-030) which are currently 
zoned R-2. The following are the current immediate surrounding zoning and land uses: 

 Zoning Land Use 
   

North Westhaven Planned Unit Development 
(R-2, R-3) Agriculture  

South Former Westbury East Village (R-2) Agriculture 

East IL Route 47 
B-3 General Business District 

Transportation Land Use 
O’Keefe Property/Gas Station/Raging 

Waves Waterpark 

West A1-Special Use (Unincorporated 
Kendall County) Compost Facility/Agriculture 

 
• The proposed community solar farm will consist of approximately 11,712 arrays, per the 

Conditional Use Permit Narrative dated June 14, 2024.  
• In a Response Letter dated June 13, 2024, the petitioner has stated the total number of tracker 

motors is estimated between 10 to 176, depending on the final design of the system. 
• In a Response Letter dated June 13, 2024, the petitioner has stated the operations phase of the lease 

is for 20 years with several extensions that could extend the operations phase of the project to 40 
years. 



• The Site Layout Plan (Exhibit C-300 C) should be updated to reflect the correct zoning of the 
property, R-2 Single-Family Traditional Residence District.  

Location on Site 

Section 10-4-13 Alternative Energy Use Standards in the City’s Unified Development Ordinance provides 
setback specifics for solar farm uses in the A-1 Agricultural District. The following compares the yard 
setbacks required for solar farm uses:   

 Minimum Setback for Equipment to Property Line Proposed Setback 
Front (East) 100 feet 1,000 feet 
Interior Side (North) 100 feet 8 feet 
Side Yard (South) 50 feet from nonresidential/100 feet from residential 8 feet 
Rear (West) 50 feet from nonresidential/100 feet from residential 8 feet 

 
• The location of the solar panels meets the front (east) yard setback for the Solar Farm uses in the 

A-1 Agricultural District. However, the solar panels appear to encroach into the required rear 
and interior side yards to the south, west, and north.  

o The minimum distances required for the rear and west and for the side and south and 
north is 100 feet, excluding the fence.  

o The petitioner has filed a variance request to maintain 8 feet from the interior side 
and rear yard setbacks.  

• Section 10-4-13B.8.b of the Unified Development Ordinance states that all parts of any 
freestanding solar energy system shall be set back one hundred (100) feet from side and rear 
property lines.  

• Staff has identified the north property line (parallel to Galena Road) as a side property line since 
there are intervening parcels between the property line of the subject property and Galena Road. 
The north property line adjacent to the proposed solar farm is not considered a front yard due to 
Section 10-2-6: Frontage definition in the Unified Development Ordinance which establishes the 
lot line which abuts a street shall be the front lot line.  

• The Site Layout Plan (Exhibit C-300 C) should be revised to reflect the proposed interior side 
yard (north) setback. 

• The petitioner’s exhibit (C-300 C) indicates the distance of the proposed solar farm and/or 
the fence line to the nearest residential parcels to the north along Galena Road.  

• The location of the solar panels meets the buffer area of one thousand (1,000) feet from the nearest 
solar array to roadway networks, per petitioner’s Exhibit C-300 C. 

• The location of the solar panels exceeds the one thousand (1,000) foot setback from the nearest 
solar array to the edge of the bank of the Fox River.  

 
Minimum Lot Size  
Section 10-4-13B.1 of the Unified Development Ordinance states no solar farms shall be erected on any lot 
less than three (3) acres in size.  

• In a Response Letter dated June 13, 2024, the petitioner has stated the project intends to develop 
on approximately 23 acres of overall parcel  

 
Maximum Lot Coverage 
Section 10-4-13B.2 of the Unified Development Ordinance states a solar farm use may occupy up to eighty 
(80) percent of a given parcel in this district.  

• As proposed, the solar farm will occupy approximately 31% (23-acres) of the overall existing 73.5 
acres of existing farmland. 

 
Height 
The maximum structure height for solar systems, equipment, and structures shall not exceed thirty feet (30’) 
in height when ground mounted, per Section 10-4-13B.6 in the Unified Development Ordinance.  

• The petitioner’s exhibit should be revised to display the height of the solar array.  
 



 
 
Glare/Lighting 
Section 10-4-13B.13 of the Unified Development Ordinance states solar panels shall be placed such that 
concentrated solar radiation or glare shall not be directed onto nearby properties or roadways.  The panels 
shall be placed to face east and rotate west to follow the path of the sun to collect the most sunlight 
throughout the day.   

• The petitioner has submitted a glare study and analysis which concludes that there was no potential 
for glint or glare identified by the analysis.  

• The petitioner’s exhibit (Rendering, dated June 13, 2024) displays viewshed from angles around 
the solar farm that illustrate how far away the panels will be from the public-right-of-way (IL Route 
47 and Galena Road), as well as from the residential land uses to the north.  

 
Noise 
The transformer is the greatest source of noise on the property.  

• The petitioner’s exhibit (Sheet C-300 C Site Plan Layout) indicates the transformer is 1,443.2 feet 
to the nearest residence located to the north on Galena Road.  

 
Fencing 
The petitioner has proposed an eight (8) foot tall, galvanized chain link fence with slats to surround the 
~4,600 linear foot perimeter of the solar farm with a 20-foot-wide vehicle access gate.  As stated in Section 
10-4-13B.9 of the Unified Development Ordinance, Fence Regulations for Solar Farms, states that systems, 
equipment, and structures shall be fully enclosed and secured by a fence or wall with a height of eight (8) 
feet.  

• A Knox box and keys shall be provided to the City’s building department and Bristol Kendall 
Fire District (BKFD).  

• Petitioner’s exhibit (Sheet C-600 C Standard Details) indicates the Knox-Box location on the 
fence that has been added to the Gate Detail 

 
Access Road 
The proposed site access is via a new 20-ft. wide gravel driveway proposed off Galena Road (1.380 acres). 

• The path provides access to the equipment, however, no formal parking stalls are provided, as no 
buildings, employees are planned on the site except for the occasional mowing or maintenance 
visits. 

• Section 10-4-13-B.5 of the City’s Unified Development Ordinance states off-street parking 
provided on site shall be paved. 

o Staff recommends the petitioner have a paved area for off-street parking.  
• Gravel roads are not permitted for vehicle travel. 

o The petitioner’s exhibit (C-401 Grading Plan – Access Road) provides a gravel access road 
pavement section for review and consideration. Staff defers to the City Public Works 
Director and City Engineer for comment on the road composition. 

 
Decommissioning Estimate/Plan 
The petitioner has provided a decommission plan.  

• Staff defers to City Engineer.  
 
Accessory Use 
Section 10-4-13-A.2 of the City’s Unified Development Ordinance states solar and wind farms shall be an 
accessory to the principal permitted use of a site. Therefore, the area and scale of the solar farm must be 
less than the primary agricultural land use.  

• As proposed, the solar farm will occupy approximately 31% (23-acres) of the overall existing 73.5 
acres of existing farmland. 
 

 



 
 
Signage 
Per Section 10-4-13B.9.a(1) and (2) of the City’s Unified Development Ordinance, warning signs shall be 
provided at the entrance to the facility and along the perimeter of the solar farm.  

• Additionally, the signs shall be less than four (4) square feet and made with letters and numbers at 
least three (3) inches in height and shall include the 911 address and an emergency phone number 
of the operator which shall be answered twenty-four (24) hours a day by a live operator. A 
nonemergency phone number for the operator shall be displayed.  

• The emergency contact sign in petitioner’s exhibit C-600 C should be revised to provide the 
dimensions of the emergency contact sign. 

 
Landscaping 

• Defer to Engineering Comments related to landscaping.  
  
Utilities 
Per Section 10-4-13B.4 of the Unified Development Ordinance, power and communication lines running 
in between banks of solar panels and to electric substations or interconnections with buildings shall be 
buried underground.  

• The routing of the electrical infrastructure required to connect to the ComEd system includes 
electrical cables installed underground for the entire project with the exception of a series of 
overhead poles (approx. 6-8) for a wire connection near IL Route 47. 

  
Utility Service Provider 
Section 10-4-13-B.4.a of the Unified Development Ordinance states that evidence that the electric utility 
service provider that serves the proposed site has been notified of the owner’s intent to install an 
interconnected customer owned electricity generator. 

• The petitioner has provided a copy of an Interconnection Agreement, as prepared by ComEd dated 
02/24/2022. 

 
Special Use Standards 
Section 10-8-5-D state specific standards for special use which all recommendation bodies will review.  
The petitioner has provided answers to each of the criteria in the application as well as providing an 
additional attachment to these standards. 
 
Easement Access  
Section 10-4-13-B.14 of the City’s Unified Development Ordinance states an easement, or other authorized 
means of access as determined by the City Attorney, shall be provided over the property to allow the City 
or its contractor to enter and remove the abandoned system in compliance with the City Code.  
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Ordinance No. 2024- 25

AN ORDINANCE OF THE UNITED CITY OF YORKVILLE REPEALING A PLANNED UNIT

DEVELOPMENT AGREEMENT FOR THE EAST VILLAGE OF WESTBURY

WHEREAS, the United City of Yorkville, Kendall County, Illinois( the" City") is a duly organized
and validly existing non-home rule municipality created in accordance with the Constitution of the State of
Illinois of 1970 and the laws of the State; and

WHEREAS, Ocean Atlantic/ PFG- Westbury, LLC, a Delaware limited liability company ( the
First Developer") acquired, annexed, rezoned and engineered an approved Planned Unit Development

pursuant to an Amendment to Annexation Agreement, Annexation Agreement and Planned Unit
Development Agreement, as amended( the" Planned Unit Development Agreement") for the East Westbury
Subdivision consisting of three hundred( 300) acres( the" Acreage") located in the City; and

WHEREAS, the First Developer was unable to proceed with the construction of the Planned Unit
Development and lost control of and to all rights to the entire Acreage; and,

WHEREAS, the loss of control and all rights resulted in the entire Acreage being currently owned
by the eight ( 8) owners listed on Exhibit A attached hereto, each owner having remained in ownership or
by having acquired that portion of the Acreage as identified by the parcel numbers listed with the owner' s
name( the" Current Owners"); and,

WHEREAS, the Current Owners requested the City to repeal the approved Planned Unit
Development Agreement for the Acreage with the exception of those labeled 4B- E, POD 5- E, POD 6- E and

7- E (" Phase I") further identified on Exhibit B attached hereto, which request the City was prepared to
consider conditioned upon the written confirmation from each of the Current Owners of their acceptance

of the terms and conditions hereinafter set forth, which confirmation has now been received.

WHEREAS, on May 9, 2006, there was recorded in the Office of the Recorder ofDeeds ofKendall
County, Illinois, Document No. 200600013759, entitled ` Memorandum of Contract Regarding Obligation
to Dedicate School/ Park Site'.  To the extent that the City and/ or the School District may be third party
beneficiaries of any obligations, by the adoption of this Ordinance, all obligations, if any, reflected or
referenced in said Memorandum, as therein contained, for School/ Park Site dedication or cash in lieu

thereof are waived and terminated.

NOW, THEREFORE, Be It Ordained by the Mayor and City Council of the United City of
Yorkville, Kendall County, Illinois as follows:

Section 1.       The foregoing Preambles are hereby made a part of and incorporated into this
Ordinance as if fully restated and in this paragraph 1.

Section 2.       The City hereby repeals Ordinance No. 2004- 36 adopted by the Mayor and City
Council ( the" Corporate Authorities") on September 9, 2004, as follows, subject

to the satisfaction of the conditions set forth below:

a. That the Acreage shall immediately be rezoned R-2 Single-Family
Traditional Residence District, said R-2 District being its underlying
zoning district for the Acreage; and,

Ordinance No. 2024- 25
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b. With reference to Parcels Numbered 02- 08- 200- 018 ( 2. 91 acres) and 02-

06- 400- 012 ( 3. 93 acres), owned by John Undesser and Cynthia Undesser,
the classification of said parcels as R-2 Single Family Traditional
Residence, shall not affect the current uses of the parcels ( i.e. farming
operations, hay,  straw,  grain storage,  truck and trailers,  repairs and
maintenance, and recreational vehicles). The foregoing non- commercial
uses of the property are acknowledged by the City to be, and shall remain
as, Legal Non- Conforming Uses in the Zoning District.

c. With reference to Parcel Number 02- 05- 400- 013 ( 2. 48 acres), owned by
Ceja Victor E. and Marilex A. Toro, common address 10292 Galena Rd.,

the classification of said parcel as R-2 Single Family Traditional
Residence shall not affect current uses of the parcel ( i. e., indoor storage
and auto repair and maintenance performed in the outbuilding). The

foregoing non- commercial uses of the property are acknowledged by the
City to be, and shall remain as, Legal Non- Conforming Uses in the Zoning
District.

d. That all obligations and conditions for development of the Acreage as set

forth in the Planned Unit Development Agreement shall be deemed

cancelled upon the repeal of Ordinance No. 2004- 36 adopted by the
Corporate Authorities on September 9, 2004, and Ordinance No. 2006- 34

on April 25, 2006, with exception and exclusion of the area designated as

Phase I. As part of this proposed ordinance repeal, Phase I will retain its
current rights to build 85 units of Single Family, and 307 units of multi-
plex/ townhomes, both as marked on Exhibit B; and,

e. That whenever development of the Acreage occurs, with the exception of

Phase I, all development approvals shall be subject to all procedures
required for approvals as of the time of development and all fees, land

donations and assessments shall apply to the Acreage as are applicable to
all developments within the R- 2 zoning district.

f. That the foregoing covenants and agreements are contingent upon ( i)
obtaining a written release within eighteen ( 18) months of execution of
this ordinance from Yorkville' s School District 115 of the 18. 1 acres

dedicated as school/ park site as stated in Paragraph 14 of Ordinance No.
2004- 36 and adopted by the Corporate Authorities on September 9, 2004,
ii) the Current Owner of Phase I identified as PIN 02- 08- 400- 004 agrees

to proceed with the development of residential units on 96. 59 acres upon
execution of a development agreement; and( ii) the Current Owner of the

Phase I agrees to pay outstanding fees owed to the City in the amount of
418, 952. 50 for Rob Roy Storm Sewer Outfall installation and previously

incurred engineering consultant fees in accordance with the terms and
conditions negotiated between said Current Owner and the City from the
proceeds of an initial closing to a home builder.

g.   The passage of this ordinance by the Corporate Authorities is confirmation of
the City' s release of the 18. 1 acres dedicated as school/ park site as stated
in Paragraph 14 of Ordinance 2004- 36 by the repeal of said Ordinance
2004- 36 as hereinabove stated.
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Section 3.       That this ordinance shall be in full force and effect from and after its passage,
approval and publication in pamphlet form as provided by law.

Passed by the City Council of the United City of Yorkville, Kendall County, Illinois this

28th day of May, A.D. 2024.

IT CLERK

KEN KOCH ABSENT DAN TRANSIER AYE

ARDEN JOE PLOCHER ABSENT CRAIG SOLING AYE

CHRIS FUNKHOUSER AYE MATT MAREK AYE

SEAVER TARULIS AYE RUSTY CORNEILS AYE

APPROVED by me, as Mayor of the United City ofYorkville, Kendall County, Illinois

this 3I day of NA 9 A.D. 2024.

MAYOR
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Yorkville Police Department Memorandum 
651 Prairie Pointe Drive 
Yorkville, Illinois  60560 
Telephone: 630-553-4340 
Fax: 630-553-1141 

   
 

 
 
Date:  October 3, 2023 
To: Krysti Barksdale-Noble (Community Development Director) 
From: James Jensen (Chief of Police) 
Reference: Plan Review – PZC 2023 -  
 Project Name:  Yorkville Renewables, LLC Nexamp Solar Westbury (Nagel) 
 Applicant Name:  Dan and Charene Nagel 
 Petitioner Name:  Christopher F. Clark (Yorkville Renewables, LLC) 
 Project Number:  PZC 2023- 
 Project Location:  10292 Galena Road, Yorkville, IL (Parcel # 02-08-200-030) 
 
The comments listed below are referenced to the above project: 
 
Signage 
 Handicapped Signage Required:     ____ Yes __X__ No 
  Comments:  N/A 
 

**Signage must meet MUTCD Standards 
**Fine amount must be listed on sign 

 
 Speed Limit Signage Required/Recommended   ____ Yes __X__ No 
  School Zone Special Signage     ____ Yes __X__ No 
  Special Speed Zone Signage Requested  ____ Yes __X__ No 
 
 No Parking Signage Recommended?    ____ Yes __X__ No 
  ____ No Parking After 2” Snow Fall 
  

 No Parking Locations:  
• N/A 

 
 Dedicated Parking signage needed?    ____ Yes __X__ No 
  ____ Located by Park 
  ____ School 
  ____ Common Parking Area 
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 Are there Street Name Conflicts?     ____ Yes __X__ No 
  Comments:  N/A 
 
 Pedestrian/Bike Path Crossing Signage?   ____ Yes __X__ No 
  Warning Ahead Signs are Required 
 
 NO Construction Traffic Signage being requested?  ____ Yes __X__ No 
  Location: _________________________________________________________ 
 

***We request that all signage is posted prior to the first occupancy permit being issued for each POD or phase.*** 
***All traffic control signage must conform to MUTCH Standards specific to location, size, color, and height levels*** 

 
Roadway 
 Street Width: _____________ 
  Should parking be allowed on BOTH sides of road? ____ Yes      ____ No 
  Should parking be restricted to fire hydrant side?  ____ Yes ____ No 
 
 Center Roadway Medians:      ____ Yes ____ No 
  Limit Parking on Median?     ____ Yes ____ No 
  Signage Needed?      ____ Yes ____ No 
  Room for Emergency Veh. w/ one lane Obstructed? ____ Yes ____ No 
 
 Do you have intersection Concerns?    __X__ Yes ____ No 

   Concerns as listed below: 
• Location of the driveway(s) into Yorkville Renewables 
• Driveway(s) clearly marked with signage in both directions 
• Distance from driveway(s) on Galena Road to the intersection of Rt. 47 

would be concerning due to vehicle speeds on Galena Road 
 
 
Landscape 
 Low Growth or Ground Cover Landscaping?   ____ Yes ____ No 
 Low Growth or Ground Cover Landscaping by windows? ____ Yes ____ No 
 Low Growth or Ground Cover Landscaping by Entrances ____ Yes ____ No  
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Comments:  N/A 
 
Ingress / Egress 
 Entrance/Exits match up with adjacent driveways?  ____ Yes __X__ No 
  Total Entrance/Exits for development? __1__ 
 
 Are vehicle entrance/exits safe?     ____ Yes ____ No 
  Are warning signs for cross traffic requested?  __X__ Yes ____ No 
 
 Raised Median & Signage for Right in & Right Out?  ____ Yes __X__ No 
  Concerns: __________________________________________________________ 
 
 Emergency Contact for after hours during construction: Information needed 

 
 Is this a gated or controlled access development?  __X__ Yes ____ No 
  If yes, will Police & Fire have Access?   __X__ Yes ____ No 
  Comments:  Will police have access in case of emergency? 
 

 
Miscellaneous 
 Individual Mailboxes?      ____ Yes __X__ No 
 Cluster Mailbox Kiosks?      ____ Yes __X__ No 
  Will this cause traffic choke points?   ____ Yes __X__ No 
 
 Are sidewalks being planned for the development?  ____ Yes __X__ No 
 Are sidewalk crosswalks needed?    ____ Yes __X__ No 
 Are there bike paths planned for this project?   ____ Yes __X__ No 
  Proper Signage needed for bike paths   ____ Yes ____ No 
   ____ Stop Signs ____ Yield Signs ____ NO Motorized Vehicles 
   ____ Trespassing ____ Other _______________________________________ 
 
 Are there HOA Controlled Roadway OR Parking Areas? ____ Yes ____ No 
 
 Ample Parking on Site?      ____ Yes ____ No 
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 Are there other City Ordinance Concerns?   ____ Yes ____ No 
  ____ Noise Ordinance  ____ Parking Ordinances 
  ____ Alarm Ordinance 
 
Security 
 Will security cameras be in use?     ____ Yes ____ No 
  Comments:  Will there be security cameras used on site? 
 

Will the business/management provide the police department remote access  to the camera 
system (User credentials only)?     ____ Yes ____ No 
 Comments:  If you will have camera access on site would the police department 
have remote access into the system for emergency purposes only? 
 
What are the business Hours of Operation? N/A 
 
Will the property be alarmed?     ____ Yes ____ No 
 Comments:  Will the gate be alarmed? 
 
Will you provide Floor Plans/Maps to the police department ____ Yes ____ No 
 Comments:  N/A 

 
 
 
I hope you find this information helpful, and we look forward to reviewing the revisions.  If you should 
have any questions, comments, or concerns please do not hesitate to contact me. 
 

  
  



 
 

PUBLIC NOTICE 
NOTICE OF PUBLIC HEARING 

BEFORE 
UNITED CITY OF YORKVILLE 

PLANNING AND ZONING COMMISSION 
PZC 2024-01 

 
NOTICE IS HEREBY GIVEN THAT Yorkville Renewables, LLC, contract lessee, and Daniel A. 
and Charene S. Nagel, property owners, petitioners, have filed applications with the United City of 
Yorkville, Kendall County, Illinois, requesting rezoning classification, special use authorization, and a 
bulk regulation variance approval. The real property is located on the southwest corner of Galena Road 
and Illinois Route 47. The petitioners are requesting rezoning approval from R-2 Single-Family 
Traditional Residence District to A-1 Agricultural District. The petitioners are also requesting special 
use permit approval in pursuant to Section 10-8-5 of the Unified Development Ordinance for a solar 
farm. Lastly, the petitioners are requesting a bulk regulation variance to Section 10-4-13.B of the 
Unified Development Ordinance requesting a reduction in the north, west, and south property lines 
setback from 50 feet to 8 feet.  
 
The legal description is as follows: 
 
PARENT PARCEL LEGAL DESCRIPTION:  
 
LEGAL DESCRIPTION PER NEAR NORTH TITLE GROUP TITLE COMMITMENT IL1808635-
114 DATED SEPTEMBER 28, 2023 & DOC. NO.: 202100021967 & 202100002603. 
 
THAT PART OF THE EAST HALF OF SECTION 8 AND THE SOUTHEAST QUARTER OF 
SECTION 5, TOWNSHIP 37 NORTH, RANGE 7 EAST OF THE THIRD PRINCIPAL MERIDIAN 
DESCRIBED AS FOLLOWS: COMMENCING AT THE POINT OF INTERSECTION OF THE 
CENTERLINE OF THE OLD GALENA ROAD WITH THE EAST LINE OF SAID SECTION 8, 
SAID POINT BEING 89 LINKS SOUTH OF THE NORTHEAST CORNER OF THE NORTHEAST 
QUARTER OF SAID SECTION 8, SAID SECTION CORNER ESTABLISHED BY MONUMENT 
RECORD RECORDED AS DOCUMENT 907017; THENCE NORTHWESTERLY ALONG THE 
CENTERLINE OF SAID OLD GALENA ROAD TO THE WEST LINE •OF 1HE SOUTHEAST 
QUARTER OF SECTION 5; THENCE SOUTH ALONG SAID WEST LINE• AND THE WEST LINE 
OF THE EAST HALF OF SAID SECTION 8 TO A POINT 1080.00 FEET NORTH OF THE 
SOUTHWEST CORNER OF THE SOUTHWEST QUARTER OF THE SOUTHEAST QUARTER OF 
SAID SECTION 8; THENCE NORTH 01 DEGREE 00 MINUTES 03 SECONDS WEST (BEARINGS 
ASSUMED FOR DESCRIPTION PURPOSES ONLY) 3404.28 FEET ALONG SAID WEST LINE 
AND THE WEST LINE OF THE EAST HALF OF SAID SECTION 8 TO THE POINT OF 
BEGINNING; THENCE SOUTH 86 DEGREES 50 MINUTES 24 SECONDS EAST, 
202.52 FEET; THENCE SOUTH 07 DEGREES 50 MINUTES 38 SECONDS EAST, 23.88 FEET; 
THENCE NORTH 86 DEGREES 41 MINUTES 57 SECONDS EAST, 65.30 FEET; THENCE 
NORTH 83 DEGREES 59 MINUTES 57 SECONDS EAST, 125.00 FEET; THENCE SOUTH 06 
DEGREES 04 MINUTES 54 SECONDS EAST, 79.10 FEET; THENCE SOUTH 14 DEGREES 15 
MINUTES 17 SECONDS EAST, 67.24 FEET; THENCE SOUTH 30 DEGREES 16 MINUTES 13 
SECONDS EAST, 44.66 FEET; THENCE SOUTH 29 DEGREES 19 MINUTES 38 SECONDS EAST, 
22.58 FEET; THENCE NORTH 89 DEGREES 16 MINUTES 13 SECONDS EAST, 991.74 FEET; 
THENCE NORTHERLY, 143.34 FEET ALONG A CURVE CONCAVE TO THE EAST, HAVING A 
RADIUS OF 515.67 FEET, THE CHORD OF SAID CURVE BEARING NORTH 13 DEGREES 02 
MINUTES 53 SECONDS EAST; THENCE NORTH 21 DEGREES 01 MINUTE 18 SECONDS EAST 



 
 

318.85 FEET; THENCE NORTHERLY, TANGENT TO THE LAST DESCRIBED COURSE, 218.64 
FEET ALONG A CURVE CONCAVE TO THE WEST, HAVING A RADIUS OF 385.00 FEET, THE 
CHORD OF SAID CURVE BEARING NORTH 04 DEGREES 45 MINUTES 09 SECONDS EAST; 
THENCE NORTH 11 DEGREES 31 MINUTES 00 SECONDS WEST TANGENT TO THE LAST 
DESCRIBED COURSE, 217.08 FEET; THENCE NORTHERLY, TANGENT TO THE LAST 
DESCRIBED COURSE, 111.06 FEET ALONG A CURVE CONCAVE TO THE EAST, HAVING A 
RADIUS OF 872.13 FEET, THE CHORD OF SAID CURVE BEARING NORTH 07 DEGREES 52 
MINUTES 07 SECONDS WEST; THENCE NORTH 06 DEGREES 19 MINUTES 17 SECONDS 
WEST, 33.01 FEET; THENCE NORTH 05 DEGREES 23 MINUTES 16 SECONDS WEST, 151.18 
FEET; THENCE NORTHERLY, 142.11 FEET ALONG A CURVE CONCAVE TO THE EAST, 
HAVING A RADIUS OF 623.89 FEET, THE CHORD OF SAID CURVE BEARING NORTH 09 
DEGREES 31 MINUTES 35 SECONDS EAST; THENCE NORTH 16 DEGREES 03 MINUTES 07 
SECONDS EAST, 50.00 FEET TO THE SOUTHERLY RIGHT-OF-WAY LINE OF GALENA ROAD 
AS ESTABLISHED PER DOCUMENT 145913 RECORDED JUNE 5, 1964; THENCE SOUTH 73 
DEGREES 56 MINUTES 53 SECONDS EAST ALONG SAID SOUTHERLY RIGHT-OF-WAY 
LINE, 1111.62 FEET TO THE EAST LINE OF THE AFOREMENTIONED EAST HALF OF 
SECTION 8; THENCE SOUTH 01 DEGREE 06 MINUTES 41 SECONDS EAST ALONG SAID 
EAST LINE, 1188.97 FEET TO THE INTERSECTION WITH THE WESTERLY RIGHT-OF-WAY 
LINE OF ILLINOIS ROUTE 47 AS ESTABLISHED PER DOCUMENT 910147 (THE FOLLOWING 
TWO COURSES ARE ALONG SAID WESTERLY RIGHT-OF-WAY LINE); THENCE 
SOUTHERLY, 496.43 FEET ALONG A CURVE CONCAVE TO THE EAST, HAVING A RADIUS 
OF 2259.20 FEET, THE CHORD OF SAID CURVE BEARING SOUTH 05 DEGREES 11 MINUTES 
01 SECOND WEST; THENCE SOUTH 01 DEGREE 06 MINUTES 41 SECONDS EAST, 118.67 
FEET; THENCE SOUTH 88 DEGREES 53 MINUTES 19 SECONDS WEST, 450.34 FEET; THENCE 
NORTH 09 DEGREES 39 MINUTES 39 SECONDS EAST, 183.43 FEET; THENCE NORTH 87 
DEGREES 18 MINUTES 59 SECONDS WEST, 68.19 FEET; THENCE SOUTH 77 DEGREES 17 
MINUTES 38 SECONDS WEST, 142.43 FEET; THENCE SOUTH 64 DEGREES 38 MINUTES 07 
SECONDS WEST, 40.98 FEET; THENCE SOUTH 56 DEGREES 27 MINUTES 23 SECONDS 
WEST, 62.20 FEET; THENCE SOUTH 54 DEGREES 35 MINUTES 06 SECONDS WEST, 47.33 
FEET; THENCE SOUTH 60 DEGREES 03 MINUTES 18 SECONDS WEST, 101.98 FEET; THENCE 
SOUTH 69 DEGREES 40 MINUTES 43 SECONDS WEST, 181.54 FEET; THENCE SOUTH 35 
DEGREES 33 MINUTES 08 SECONDS WEST, 33.43 FEET; THENCE SOUTH 86 DEGREES 05 
MINUTES 40 SECONDS WEST, 147.85 FEET; THENCE NORTH 78 DEGREES 13 MINUTES 45 
SECONDS WEST, 80.00 FEET; THENCE NORTH 59 DEGREES 05 MINUTES 34 SECONDS 
WEST, 153.76 FEET; THENCE NORTH 74 DEGREES 47 MINUTES 54 SECONDS WEST, 27.24 
FEET; THENCE NORTH 06 DEGREES 17 MINUTES 38 SECONDS WEST, 224.12 FEET; THENCE 
NORTH 73 DEGREES 10 MINUTES 01 SECOND WEST, 184.74 FEET; THENCE NORTH 85 
DEGREES 19 MINUTES 13 SECONDS WEST, 118.52 FEET; THENCE SOUTH 33 DEGREES 11 
MINUTES 19 SECONDS WEST, 84.38 FEET; THENCE SOUTH 34 DEGREES 29 MINUTES 59 
SECONDS WEST, 90.01 FEET; THENCE SOUTH 46 DEGREES 15 MINUTES 48 SECONDS 
WEST, 122.93 FEET; THENCE SOUTH 64 DEGREES 24 MINUTES 44 SECONDS WEST, 53.07 
FEET; THENCE SOUTH 89 DEGREES 30 MINUTES 40 SECONDS WEST, 70.96 FEET; THENCE 
NORTH 76 DEGREES 54 MINUTES 34 SECONDS WEST, 59.31 FEET; THENCE NORTH 61 
DEGREES 03 MINUTES 12 SECONDS WEST, 59.31 FEET; THENCE NORTH 45 DEGREES 11 
MINUTES 49 SECONDS WEST, 59.31 FEET; THENCE SOUTH 52 DEGREES 43 MINUTES 52 
SECONDS WEST, 150.00 FEET; THENCE NORTHWESTERLY, 72.66 FEET ALONG A CURVE 
CONCAVE TO THE NORTHEAST, HAVING A RADIUS OF 365.00 FEET, THE CHORD OF SAID 
CURVE BEARING NORTH 31 DEGREES 33 MINUTES 56 SECONDS WEST; THENCE SOUTH 
64 DEGREES 08 MINUTES 15 SECONDS WEST, 204.82 FEET; THENCE SOUTH 88 DEGREES 
59 MINUTES 57 SECONDS WEST, 68.98 FEET TO THE AFOREMENTIONED WEST LINE OF 
THE EAST HALF OF SECTION 8; THENCE NORTH 01 DEGREE 00 MINUTES 03 SECONDS 
WEST ALONG SAID WEST LINE, 957.25 FEET TO THE POINT OF BEGINNING, IN KENDALL 



 
 

COUNTY, ILLINOIS. 
 
 
EXCEPT THAT PORTION THEREOF DESCRIBED IN THE QUIT CLAIM DEED RECORDED 
AUGUST 16, 2018 AS DOCUMENT 201800011813, DESCRIBED AS FOLLOWS: 
THAT PART OF THE EAST HALF OF SECTION 8 AND THE SOUTHEAST QUARTER OF 
SECTION 5, TOWNSHIP 37 NORTH, RANGE 7 EAST OF THE THIRD PRINCIPAL MERIDIAN 
DESCRIBED AS FOLLOWS: COMMENCING AT THE POINT OF INTERSECTION OF THE 
CENTERLINE OF THE OLD GALENA ROAD WITH THE EAST LINE OF SAID SECTION 8, 
SAID POINT BEING 89 LINKS SOUTH OF THE NORTHEAST CORNER OF THE NORTHEAST 
QUARTER OF SAID SECTION 8, SAID SECTION CORNER ESTABLISHED BY MONUMENT 
RECORD RECORDED AS DOCUMENT 907017; THENCE NORTHWESTERLY ALONG THE 
CENTERLINE OF SAID OLD GALENA ROAD TO THE WEST LINE •OF 1HE SOUTHEAST 
QUARTER OF SECTION 5; THENCE SOUTH ALONG SAID WEST LINE• AND THE WEST LINE 
OF THE EAST HALF OF SAID SECTION 8 TO A POINT 1080.00 FEET NORTH OF THE 
SOUTHWEST CORNER OF THE SOUTHWEST QUARTER OF THE SOUTHEAST QUARTER OF 
SAID SECTION 8; THENCE NORTH 01°00'03" WEST (BEARINGS ASSUMED FOR 
DESCRIPTION PURPOSES ONLY), 3404.28 FEET ALONG SAID WEST LINE AND THE WEST 
LINE OF THE EAST HALF OF SAID SECTION 8 TO THE POINT OF BEGINNING; THENCE 
SOUTH 86°50'24" EAST, 202.52 FEET; THENCE SOUTH 07°50'38" EAST, 23.88 FEET; THENCE 
NORTH 86°41'57" EAST, 65.30 FEET; THENCE NORTH 83°59'57" EAST, 125.00 FEET; THENCE 
SOUTH 06°04'54" EAST, 79.10 FEET; THENCE SOUTH 14°15'17" EAST, 67.24 FEET; THENCE 
SOUTH 30°16'13" EAST, 44.66 FEET; THENCE SOUTH 29°19'38" EAST, 22.58 FEET; THENCE 
NORTH 89°16'13" EAST, 991. 74 FEET; THENCE NORTHERLY, 143.34 FEET ALONG A CURVE 
CONCAVE TO THE EAST, HAVING A RADIUS OF 515.67 FEET, THE CHORD OF SAID CURVE 
BEARING NORTH 13°02'53" EAST; THENCE NORTH 21°01'18" EAST, 318.85 FEET; THENCE 
NORTHERLY TANGENT TO THE LAST DESCRIBED COURSE, 218.64 FEET ALONG A CURVE 
CONCAVE TO THE WEST, HAVING A RADIUS OF 385.0 FEET, THE CHORD OF SAID CURVE 
BEARING NORTH 04°45'09" EAST; THENCE NORTH 11°31'00" WEST TANGENT TO THE 
LAST DESCRIBED COURSE, 217.08 FEET; THENCE NORTHERLY, TANGENT TO THE LAST 
DESCRIBED COURSE, 111.06 FEET ALONG A CURVE CONCAVE TO THE EAST, HAVING A 
RADIUS OF 872.13 FEET, THE CHORD OF SAID CURVE BEARING NORTH 07°52'07" WEST; 
THENCE NORTH 06°19'17" WEST, 33.01 FEET; THENCE NORTH 05°23'16" WEST, 151.18 FEET; 
THENCE NORTHERLY, 142.11 FEET ALONG A CURVE CONCAVE TO THE EAST, HAVING A 
RADIUS OF 623.89 FEET, THE CHORD OF SAID CURVE BEARING NORTH 09°31'35" EAST; 
THENCE NORTH 16°03'07" EAST, 50.0 FEET TO THE SOUTHERLY RIGHT-OF-WAY LINE OF 
GALENA ROAD AS ESTABLISHED PER DOCUMENT 145913 RECORDED JUNE 5, 1964; 
THENCE SOUTH 73°56'53" EAST ALONG SAID SOUTHERLY RIGHT-OF-WAY LINE, 1111.62 
FEET TO THE EAST LINE OF THE AFOREMENTIONED EAST HALF OF SECTION 8; THENCE 
SOUTH 01°06'41" EAST ALONG SAID EAST LINE, 1188.97 FEET TO THE INTERSECTION 
WITH THE WESTERLY RIGHT-OF-WAY LINE OF ILLINOIS ROUTE 47 AS ESTABLISHED 
PER DOCUMENT 910147 (THE FOLLOWING TWO COURSES ARE ALONG SAID WESTERLY 
RIGHT-OF-WAY LINE); THENCE SOUTHERLY, 496.43 FEET ALONG A CURVE CONCAVE TO 
THE EAST, HAVING A RADIUS OF 2259.20 FEET, THE CHORD OF SAID CURVE BEARING 
SOUTH 05°11'01" WEST; THENCE SOUTH 01°06'41" EAST, 118.67 FEET; THENCE SOUTH 
88°53'19" WEST, 450.34 FEET; THENCE NORTH 09°39'39" EAST, 183.43 FEET; THENCE 
NORTH 87°18'59" WEST, 68.19 FEET; THENCE SOUTH 77°17'38" WEST, 142.43 FEET; THENCE 
SOUTH 87°18'59" WEST, 68.19 FEET; THENCE SOUTH 77°17'38" WEST, 142.43 FEET; THENCE 
SOUTH 64°38'07" WEST, 40,98 FEET; THENCE SOUTH 56°27'23" WEST, 62.20 FEET; THENCE 
SOUTH 54°35'06" WEST, 47.33 FEET; THENCE SOUTH 60°03'18" WEST, 101.98 FEET; THENCE 
SOUTH 69°40'43" WEST, 181.54 FEET; THENCE SOUTH 35°33'08" WEST, 33.43 FEET; THENCE 



 
 

SOUTH 86°05'40" WEST, 147.85 FEET; THENCE SOUTH 78°13'45" WEST, 80.0 FEET; THENCE 
NORTH 
59°05'34" WEST, 153.76 FEET; THENCE NORTH 74°47'54" WEST, 27.24 FEET; THENCE NORTH 
06°17'38" WEST, 224.12 FEET; THENCE NORTH 73°10'01'' WEST, 184.74 FEET; THENCE 
NORTH 85°19'13" WEST, 118.52 FEET; THENCE SOUTH 33°11'19" WEST, 84.38 FEET; THENCE 
SOUTH 34°29'59" WEST, 90.01 FEET; THENCE SOUTH 46°15' 48" WEST, 122.93 FEET; THENCE 
SOUTH 64°24'44" WEST, 53.07 FEET; THENCE SOUTH 89°30'40" WEST, 70.96 FEET; THENCE 
NORTH 76°54'34" WEST, 59.31 FEET; THENCE NORTH 61°03'12" WEST, 59.31 FEET; THENCE 
NORTH 45°11'49" WEST, 59.31 FEET; THENCE SOUTH 52°43'52" WEST, 150.0 FEET; THENCE 
NORTHWESTERLY, 72.66 FEET ALONG A CURVE TO THE NORTHEAST, HAVING A RADIUS 
OF 365.0 FEET, THE CHORD OF SAID CURVE BEARING NORTH 31°33'56" WEST; THENCE 
SOUTH 64°08'15" WEST, 204.82 FEET; THENCE SOUTH 88°59'57" WEST, 68.98 FEET TO THE 
AFOREMENTIONED WEST LINE OF THE EAST HALF OF SECTION 8; THENCE NORTH 
01°00'03" WEST ALONG SAID WEST LINE, 957.25 FEET TO THE POINT OF BEGINNING. 
EXCEPT THAT PART OF THE ABOVE-DESCRIBED TRACT LYING NORTH OF A LINE 
DESCRIBED AS FOLLOWS: COMMENCING AT THE SOUTHWEST CORNER OF THE 
SOUTHEAST QUARTER OF SAID SECTION 8; THENCE NORTH 01°00'03" WEST ALONG THE 
WEST LINE OF THE EAST HALF OF SAID SECTION 8, A DISTANCE OF 3579.88 FEET TO THE 
POINT OF BEGINNING OF SAID LINE; THENCE NORTH 88°59'57" EAST PERPENDICULAR 
TO SAID WEST LINE, 2172.88 FEET TO THE EASTERLY LINE OF A TRACT CONVEYED TO 
TEQUILA SUNRISE ENTERPRISES, LLC BY SPECIAL WARRANTY DEED RECORDED 
DECEMBER 19, 2013 AS DOCUMENT 201300024760 FOR THE POINT OF TERMINATION OF 
SAID LINE; ALL IN THE UNITED CITY OF YORKVILLE, KENDALL COUNTY, ILLINOIS. 
ALSO, INCLUDING THE LAND DESCRIBED IN QUIT CLAIM DEED RECORDED AUGUST 16, 
2018 AS DOCUMENT 201800011814, DESCRIBED AS FOLLOWS: 
THAT PART OF THE EAST HALF OF SECTION 8, TOWNSHIP 37 NORTH, RANGE 7 EAST OF 
THE THIRD PRINCIPAL MERIDIAN DESCRIBED AS FOLLOWS: COMMENCING AT THE 
POINT OF INTERSECTION OF THE CENTERLINE OF THE OLD GALENA ROAD WITH THE 
EAST LINE OF SAID SECTION 8, SAID POINT BEING 89 LINKS ( 58.74 FEET) SOUTH OF THE 
NORTHEAST CORNER OF THE NORTHEAST QUARTER OF SAID SECTION 8, SAID SECTION 
CORNER ESTABLISHED BY MONUMENT RECORD RECORDED AS DOCUMENT 907017; 
THENCE NORTHWESTERLY, ALONG THE CENTERLINE OF SAID OLD GALENA ROAD, TO 
THE WEST LINE OF THE SOUTHEAST QUARTER OF SECTION 5; THENCE SOUTH, ALONG 
SAID WEST LINE AND THE WEST LINE OF THE EAST HALF OF SAID SECTION 8, TO A 
POINT 1080.0 FEET NORTH OF THE SOUTHWEST CORNER OF THE SOUTHWEST QUARTER 
OF THE SOUTHEAST QUARTER OF SAID SECTION 8; THENCE NORTH 64°02'00" EAST, 
308.99 FEET TO THE POINT OF BEGINNING; THENCE SOUTH 64°02'00" WEST, 308.99 FEET, 
ALONG THE LAST DESCRIBED COURSE TO THE WEST LINE OF THE EAST HALF OF SAID 
SECTION 8 AT A POINT 1080.0 FEET NORTH OF THE SOUTHWEST CORNER OF THE 
SOUTHWEST QUARTER OF THE SOUTHEAST QUARTER OF SAID SECTION 8; THENCE 
NORTH 01°00'03" WEST, 2447.03 FEET ALONG THE WEST LINE OF THE EAST HALF OF 
SAID SECTION 8; THENCE NORTH 88°59'57" EAST, 68.98 FEET; THENCE NORTH 64°08'15" 
EAST, 204.82 FEET; THENCE SOUTHEASTERLY, 72.66 FEET ALONG A CURVE CONCAVE 
TO THE NORTHEAST HAVING A RADIUS OF 365.0 FEET, THE CHORD OF SAID CURVE 
BEARING SOUTH 31°33'56" EAST; THENCE NORTH 52°43'52" EAST, 150.0 FEET; THENCE 
SOUTH 45°11'49" EAST, 59.31 FEET; THENCE SOUTH 61°03'12" EAST, 59.31 FEET; THENCE 
SOUTH 76°54'34" EAST, 59.31 FEET; THENCE NORTH 89°30'40" EAST, 70.96 FEET; THENCE 
NORTH 64°24'44" EAST, 53.07 FEET; THENCE NORTH 46°15'48" EAST, 122.93 FEET; THENCE 
NORTH 34°29'59" EAST, 90.01 FEET; THENCE NORTH 33°11'19" EAST, 84.38 FEET; THENCE 
SOUTH 85°19'13" EAST, 118.52 FEET; THENCE SOUTH 73°10'01" EAST, 184.74 FEET; THENCE 



 
 

SOUTH 06°17'38" EAST, 224.12 FEET; THENCE SOUTH 74°47'54" EAST, 27.24 FEET; THENCE 
SOUTH 59°05'34" EAST, 153.76 FEET; THENCE SOUTH 78°13'45" EAST, 80.0 FEET; THENCE 
NORTH 86°05'40" EAST, 147.85 FEET; THENCE NORTH 35°33'08" EAST, 33.43 FEET; THENCE 
NORTH 69°40'43" EAST, 181.54 FEET; THENCE NORTH 60°03'18" EAST, 101.98 FEET; THENCE 
NORTH 54°35'06" EAST, 47.33 FEET; THENCE NORTH 56°27'23" EAST, 62.20 FEET; THENCE 
NORTH 64°38'07" EAST, 40.98 FEET; THENCE NORTH 77°17'38" EAST, 142.43 FEET; THENCE 
SOUTH 87°18'59" EAST, 68.19 FEET; THENCE SOUTH 09°39'39" WEST, 1000.44 FEET; THENCE 
SOUTH 73°08'14" WEST, 437.67 FEET; THENCE SOUTH 61°50'59" WEST, 297.0 FEET; THENCE 
SOUTH 39°47'51" WEST, 1584.39 FEET TO THE POINT OF BEGINNING. EXCEPT THAT PART 
OF THE ABOVE-DESCRIBED TRACT LYING SOUTH OF A LINE DESCRIBED AS FOLLOWS: 
COMMENCING AT THE SOUTHWEST CORNER OF THE SOUTHEAST QUARTER OF SAID 
SECTION 8; THENCE NORTH 01°00'03" WEST ALONG THE WEST LINE OF THE EAST HALF 
OF SAID SECTION 8, A DISTANCE OF 3579.88 FEET TO THE POINT OF BEGINNING OF SAID 
LINE; THENCE NORTH 88°59'57" EAST PERPENDICULAR TO SAID WEST LINE, 2172.88 FEET 
TO THE EASTERLY LINE OF A TRACT CONVEYED TO TEQUILA SUNRISE ENTERPRISES, 
LLC BY SPECIAL WARRANTY DEED RECORDED DECEMBER 19, 2013 AS DOCUMENT 
201300024760 FOR THE POINT OF TERMINATION OF SAID LINE; ALL IN THE UNITED CITY 
OF YORKVILLE, KENDALL COUNTY, ILLINOIS. 
•SURVEYOR'S NOTE: SCRIVENERS ERROR FOUND IN TITILE COMMITMENT SCHEDULE A, 
CORRECTED PER WARRANTY DEED RECORDED 1/29/2021 AS DOCUMENT NUMBER 
202100002603• 
AS-SURVEYED LEGAL DESCRIPTION:  
THAT PART OF THE EAST HALF OF SECTION 8 AND THE SOUTHEAST QUARTER OF 
SECTION 5, TOWNSHIP 37 NORTH, RANGE 7 EAST OF THE THIRD PRINCIPAL MERIDIAN, 
IN KENDALL COUNTY, ILLINOIS DESCRIBED AS FOLLOWS: COMMENCING AT THE 
POINT OF INTERSECTION OF THE CENTERLINE OF THE OLD GALENA ROAD WITH THE 
EAST LINE OF SAID SECTION 8, SAID POINT BEING 89 LINKS SOUTH OF THE NORTHEAST 
CORNER OF THE NORTHEAST QUARTER OF SAID SECTION 8, SAID SECTION CORNER 
ESTABLISHED BY MONUMENT RECORD RECORDED AS DOCUMENT 907017; THENCE 
NORTHWESTERLY ALONG THE CENTERLINE OF SAID OLD GALENA ROAD TO THE WEST 
LINE •OF THE SOUTHEAST QUARTER OF SECTION 5; 1HENCE SOU1H ALONG SAID WEST 
LINE• AND THE WEST LINE OF THE EAST HALF OF SAID SECTION 8 TO A POINT 1080.00 
FEET NORTH OF THE SOUTHWEST CORNER OF THE SOUTHWEST QUARTER OF THE 
SOUTHEAST QUARTER OF SAID SECTION 8; THENCE NORTH 01 DEGREE 00 MINUTES 04 
SECONDS WEST 3404.23 FEET ALONG SAID WEST LINE AND THE WEST LINE OF THE 
EAST HALF OF SAID SECTION 8 TO THE POINT OF BEGINNING; THENCE SOUTH 86 
DEGREES 50 MINUTES 28 SECONDS EAST, 202.57 FEET; THENCE SOUTH 07 DEGREES 50 
MINUTES 42 SECONDS EAST, 23.88 FEET; THENCE NORTH 86 DEGREES 41 MINUTES 53 
SECONDS EAST, 65.30 FEET; THENCE NORTH 83 DEGREES 59 MINUTES 53 SECONDS EAST, 
125.00 FEET; THENCE SOUTH 06 DEGREES 04 MINUTES 58 SECONDS EAST, 79.10 FEET; 
THENCE SOUTH 14 DEGREES 15 MINUTES 21 SECONDS EAST, 67.24 FEET; THENCE SOUTH 
30 DEGREES 16 MINUTES 17 SECONDS EAST, 44.66 FEET; THENCE SOUTH 29 DEGREES 19 
MINUTES 42 SECONDS EAST, 22.58 FEET; THENCE NORTH 89 DEGREES 16 MINUTES 10 
SECONDS EAST, 991.82 FEET; THENCE NORTHERLY, 143.33 FEET ALONG A CURVE 
CONCAVE TO THE EAST, HAVING A RADIUS OF 515.67 FEET, THE CHORD OF SAID CURVE 
BEARING NORTH 13 DEGREES 02 MINUTES 53 SECONDS EAST; THENCE NORTH 21 
DEGREES 01 MINUTE 18 SECONDS EAST 318.85 FEET; THENCE NORTHERLY, TANGENT 
TO THE LAST DESCRIBED COURSE, 218.64 FEET ALONG A CURVE CONCAVE TO THE 
WEST, HAVING A RADIUS OF 385.00 FEET, THE CHORD OF SAID CURVE BEARING NORTH 
04 DEGREES 45 MINUTES 09 SECONDS EAST; THENCE NORTH 11 DEGREES 31 MINUTES 00 



 
 

SECONDS WEST TANGENT TO THE LAST DESCRIBED COURSE, 217.08 FEET; THENCE 
NORTHERLY, TANGENT TO THE LAST DESCRIBED COURSE, 111.06 FEET ALONG A 
CURVE CONCAVE TO THE EAST, HAVING A RADIUS OF 872.13 FEET, THE CHORD OF SAID 
CURVE BEARING NORTH 07 DEGREES 52 MINUTES 07 SECONDS WEST; THENCE NORTH 
06 DEGREES 19 MINUTES 17 SECONDS WEST, 33.01 FEET; THENCE NORTH 05 DEGREES 23 
MINUTES 16 SECONDS WEST, 151.18 FEET; THENCE NORTHERLY, 142.11 FEET ALONG A 
CURVE CONCAVE TO THE EAST, HAVING A RADIUS OF 623.89 FEET, THE CHORD OF SAID 
CURVE BEARING NORTH 09 DEGREES 31 MINUTES 35 SECONDS EAST; THENCE NORTH 
16 DEGREES 03 MINUTES 07 SECONDS EAST, 52.18 FEET TO THE SOUTHERLY RIGHT-OF-
WAY LINE OF GALENA ROAD AS ESTABLISHED PER DOCUMENT 145913 RECORDED 
JUNE 5, 1964; THENCE SOUTH 73 DEGREES 50 MINUTES 13 SECONDS EAST ALONG SAID 
SOUTHERLY RIGHT-OF-WAY LINE, 1111.45 FEET TO THE EAST LINE OF THE 
AFOREMENTIONED EAST HALF OF SECTION 8; THENCE SOUTH 01 DEGREE 06 MINUTES 
42 SECONDS EAST ALONG SAID EAST LINE, 1189.49 FEET TO THE INTERSECTION WITH 
THE WESTERLY RIGHT-OF-WAY LINE OF ILLINOIS ROUTE 47 AS ESTABLISHED PER 
DOCUMENT 910147 (THE FOLLOWING TWO COURSES ARE ALONG SAID WESTERLY 
RIGHT-OF-WAY LINE); THENCE SOUTHERLY, 495.91 FEET ALONG A CURVE CONCAVE TO 
THE EAST, HAVING A RADIUS OF 2259.20 FEET, THE CHORD OF SAID CURVE BEARING 
SOUTH 05 DEGREES 10 MINUTES 32 SECOND WEST; THENCE SOUTH 01 DEGREE 06 
MINUTES 47 SECONDS EAST, 118.69 FEET; THENCE SOUTH 88 DEGREES 53 MINUTES 15 
SECONDS WEST, 450.38 FEET TO THE EASTERLY LINE OF A TRACT CONVEYED TO 
TEQUILA SUNRISE ENTERPRISES, LLC BY SPECIAL WARRANTY DEED RECORDED 
DECEMBER 19, 2013 AS DOCUMENT 201300024760; THENCE NORTH 09 DEGREES 39 
MINUTES 35 SECONDS EAST 114.02 FEET ALONG SAID EASTERLY LINE; THENCE SOUTH 
88 DEGREES 59 MINUTES 56 SECONDS WEST 2172.95 TO THE WEST LINE OF SAID EAST 
HALF; THENCE NORTH 01 DEGREE 00 MINUTES 04 SECONDS WEST 904.35 FEET ALONG 
SAID WEST LINE TO THE POINT OF BEGINNING. 
•SURVEYOR'S NOTE: CORRECTION PER WARRANTY DEED RECORDED 1/29/2021 AS 
DOCUMENT NUMBER 202100002603• 
PINs: 02-05-400-005 and 02-08-200-030  
A copy of the application is available for review during normal City business hours at the office of the 
Community Development Director. 
 
NOTICE IS HEREWITH GIVEN THAT the Planning and Zoning Commission for the United City of 
Yorkville will conduct a Public Hearing on said applications on Wednesday, September 11, 2024 at  
7 p.m. at the United City of Yorkville, City Hall, located at 651 Prairie Pointe Drive, Yorkville, Illinois 
60560.   
 
The public hearing may be continued from time to time to dates certain without further notice being 
published. 

 
All interested parties are invited to attend the public hearing and will be given an opportunity to be 
heard.  Any written comments should be addressed to the United City of Yorkville Community 
Development Department, City Hall, 651 Prairie Pointe Drive, Yorkville, Illinois, and will be accepted 
up to the date of the public hearing. 

 
By order of the Corporate Authorities of the United City of Yorkville, Kendall County, Illinois. 
 

JORI BEHLAND 
City Clerk 
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August 15th, 2024 
 
Ms. Krysti Barksdale-Noble 
Community Development Director  
United City of Yorkville  
651 Prairie Pointe  
Yorkville, IL 60560 
 
Atwell, LLC Project No. 22001787 
RE: City of Yorkville/EEI 
 Yorkville Renewables 
  
Ms. Krysti Barksdale-Noble,  
 
Atwell, LLC is in receipt of City of Yorkville’s/EEI‘s review letter, dated July 10, 2024 and Hey 
and Associates, Inc. review letter dated July 2, 2024, regarding their review of the submittal 
made for the proposed Yorkville Renewables project off of Galena Road in Yorkville, IL 60560. 
We have revised the plans according to those comments, and we offer the following responses. 
 
EEI Comments 
General Review Comments: 
Comment 1:  The following permits may be required and should be provided to the city when 

obtained. The City and EEI should be copied on all correspondence with the 
agencies.  

• IEPA NPDES General Construction Permit is required. The Notice of Intent 
must be filed with IEPA 30 days prior to start of construction. 

• Stormwater permit application in accordance with the Yorkville Storm 
Water Management Ordinance (Kendall Countywide Ordinance). 

• Kendall County for access to Galena Road. 
• IDOT for access to Route 47. 

 
Response 1: Acknowledged.  
 
Comment 2:  We acknowledge the receipt of the approval from Kendall County for access to 

Galena Rd.  
 

Response 2: Acknowledged.  
 
Comment 3: A field tile survey will be required.  

 
Response 3: A Drain Tile Investigation Survey is the process of being coordinated with 

Huddleston McBride. A copy of the completed survey will be provided upon 
receipt.  

 
Comment 4:  A plat of easement for perimeter and stormwater management easements will be 

required.  
 

Response 4:  Acknowledged, a plat of easement will be provided with final construction 
drawings/permits. 
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Comment 5:  The decommissioning bond or letter of credit will need to be 120% of the 

approved estimate.  
 

Response 5: Acknowledged, this has been included in the OPC and will be provided with 
final construction drawings/permits. 

 
Comment 6:  The comments in the attached review letter from the City’s landscaping 

consultant must be addressed and a revised landscaping plan submitted. 
 

Response 6: All comments from the attached landscaping consultant have been addressed.  
 
Comment 7:  Truck turning exhibits for delivery and emergency vehicles should be submitted. 

 
Response 7: A truck turning exhibit has been provided with this submittal.  
 
Stormwater Management Memo Review Comments: 
 
 
Comment 8:  A City of Yorkville Stormwater Permit Application should be submitted.  

 
Response 8: Acknowledged, the Stormwater Permit will be provided with final construction 

drawings/permits. 
 
Comment 9:  The report should be signed and sealed by a Professional Engineer prior to final 

approval. 
 

Response 9: Acknowledged, the revised stormwater memo has been signed and sealed by a 
Professional Engineer.  

 
Comment 10: After discussions with Kendall County, it was determined that the following 

criteria should be used for design of stormwater management systems for solar 
farms: 

• The change from agricultural to native vegetation will not be considered 
as being hydrologically disturbed. 

• Disturbance area should only include areas to be graded or areas where 
surface type will be changed to impervious area. 

 
Response 10: Acknowledged, due to this change in requirement detention basins are no 

longer requirement for this project.  
 
Comment 11: In the Proposed Conditions section, the narrative says that the “project will flow 

both undetained and detained offsite”. It should be noted that the detention is 
onsite.   

 
Response 11:  The detention basins have been removed from the plans and the note revised.  
 
Comment 12: The northeast basin should have 1-foot of freeboard.  

 
Response 12: The detention basins have been removed from the plans.  
 
Comment 13: Provide volume calculations for the compensatory storage area. 

 
Response 13: The proposed entrance road off of Route 47 is no longer proposing fill within 

the flood zone. Compensatory storage is no longer required.   
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Comment 14: Provide storm sewer calculations. 

 
Response 14: Calculations for the culverts have been provided as part of this submittal.   
 
Comment 15: Provide orifice and spillway calculations for the release rates. 

 
Response 15: The detention basins/spillways have been removed from the plans.  
 
Final Engineering Plans Review Comments: 
 
C-000 Cover Sheet 

 
Comment 16: The plans shall be signed and sealed by a Professional Engineer prior to final 

approval.  
 

Response 16: A seal and signature has been added to the cover sheet.  
 
Comment 17: The street address for the City’s contacts should be revised to 651 Prairie Pointe.  

 
Response 17: The City address has been updated on the cover sheet.  
 
C-200 Soil Erosion and Sediment Control Plan 

 
Comment 18: Silt fence is needed on the west side of the site.  

 
Response 18: A silt fence has been added to the west side of the site.  
 
Comment 19: The slopes of the detention basins should have erosion control blanket. It’s 

unclear at this scale if it is shown or not.  
 

Response 19: The detention basins have been removed from the plans.  
 
Comment 20: Culvert protection should be shown for the proposed culverts. 

 
Response 20: Permanent riprap protection is proposed for all culverts.  
 
C-300 Site Layout Plan 
 
Comment 21: Does the driveway off of Rte 47 just end at the floodplain? If traffic is intended to 

cross the floodplain construction purposes, then the road should be shown 
extended. 

 
Response 21: The driveway off of Route 47 is intended only for access to the utility poles 

along that road. Access to the solar arrays will be off of Galena Road.  
 
Comment 22: If the Rte 47 driveway is intended to be used as shown, is it necessary to have 

the HMA apron for the limited traffic that would be using that driveway.  
 

Response 22: An HMA apron is required by IDOT.  
 
C-402 Grading Plan – Basins  
 
Comment 23: Show the proposed grading after the stockpiles are removed. 
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Response 23: The existing stockpiles are in the process of being removed. Once they are 
removed the site will be re-surveyed and a copy will be provided to the city.  

 
Comment 24: The volume provided for the southwest basin is shown as 103.983 cu ft, but the 

stormwater report shows a volume of 17,442 cu ft. Confirm the correct volume. 
 

Response 24: The detention basins have been removed from the plans.  
 
Comment 25: Revise the grading on the north end of the southwest basin. Water will pool at 

the 650 contour in the northwest corner the way it is currently shown.  
 

Response 25: The detention basins have been removed from the plans.  
 
Comment 26: The rim shown on the Southwest Detention Basin Restrictor Manhole detail 

conflicts with the callout for Restrictor MH-1.  
 

Response 26: The detention basins have been removed from the plans.  
 
Comment 27: The maximum allowable spacing between storm sewer manholes is 500 feet. 

Add additional manholes as needed. 
 

Response 27: The detention basins and associated storm sewer pipes have been removed 
from the plans.  

 
Comment 28: Show drainage flow arrows throughout the site. 

 
Response 28: Drainage arrows have been added to the grading sheet C-400. 
 
Comment 29: Show the emergency overland flow route. 

 
Response 29: The detention basins have been removed from the plans.  
 
Comment 30: The top of the embankment for the northeast basin should be 647.00 to 

provide the required 1-foot of freeboard.  
 

Response 30: The detention basins have been removed from the plans.  
 
Comment 31: The spillways should have a concrete curtain wall for erosion control. See the 

Unified Development Ordinance – 10-A-7-J.7 for additional details.  
 

Response 31: The detention basins and spillways have been removed from the plans.  
 
Comment 32: Detention basins will need to be in a Stormwater Management Easement.  

 
Response 32: The detention basins have been removed from the plans.  
 
C-600 Standard Details 
 
Comment 33: Include a typical section for the detention basins.  

 
Response 33: The detention basins have been removed from the plans.  
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Engineer’s Opinion of Probable Decommissioning Costs: 
 
Comment 34: The items with “TBD” quantities should be estimated with a value to get a more 

accurate total cost. 
 

Response 34: TBD quantities have been filed in.  
 
Comment 35: The assumptions listed specify that the estimate would be redone every 5 years. 

The UDO requires the estimate to be redone every 3 years.  
 

Response 35: The estimate assumptions were revised to 3 years.  
 
Comment 36: An inflation rate of 3% should be included in the estimate. A note specifying the 

years used for the lifetime of the project should be added when calculated the 
inflation costs.  

 
Response 36: An inflation rate has been added to the estimate  
 
 

Hey and Associates Inc. Comments 
 
Building Foundation Landscape Zone 
 
Comment 37: No buildings are proposed, so therefore building foundation landscape zone 

requirements do not apply. 
 
Response 37: Acknowledged.  
 
 
Parking Area Perimeter Landscape Zone 
 
Comment 38: No off-street parking areas abut a public or private right-of-way (excluding 

alleys), so therefore parking area perimeter landscape zone requirements do not 
apply. 

 
Response 38: Acknowledged. 
 
 
Parking Area Interior Landscape Zone 
 
Comment 39: No off-street parking areas consisting of 10 or more spaces are proposed, so 

therefore parking area interior landscape zone requirements do not apply. 
 
Response 39: Acknowledged. 
 
 
Transition Landscape Zone 
 
Comment 40: Per information and direction provided by the City, the proposed development 

will be zoned A-1 Agriculture and the adjacent parcels are R-2 residential. The 
UDO has no specific transition zone landscape requirements for this situation. 
However, because the proposed development is a Special Use the City has the 
discretion to stipulate a higher standard. The current plan includes a mix of a few 
evergreen trees and mostly shrubs along the north and south borders of the area 
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containing the solar panels. This mix of plantings does provide some screening 
but does not meet the requirements of any transition zone described in the UDO. 

 
 The City’s 2016 Comprehensive Plan (Comp Plan) was reviewed for potential 

guidance. In the Route 47 and Eldamain Corridor sections of the Comp Plan, 
reference was made to establishing a “rural character buffer” within both 
Corridors. Since a Type D transition zone was recently recommended along 
Eldamain Road for a large tech development, building upon precedent we would 
recommend that a Type D transition zone would be appropriate along Route 47. 
It is also of note that the Comp Plan identified the space between Rob Roy Creek 
and Route 47 at the NexAmp Nagle site as a natural area. A more natural 
aesthetic (e.g., restored prairie, woodland, and/or riparian corridor) would also be 
appropriate at this specific location. Per the UDO, a Type D transition zone 
includes a minimum of 5 understory trees, 5 evergreen/canopy trees, and 35 
shrubs/native grasses per 100 linear feet. We suggest a modified Type D 
transition zone consisting of 5 native shade trees and 5 native understory trees 
per 100 linear feet; existing native trees may be included toward this requirement 
if a tree survey documenting their presence and condition is submitted. We also 
recommend native prairie grass and wildflower seeding in lieu of the 35 
shrubs/native grasses per 100 linear feet. A maintenance plan should be 
submitted describing how this natural landscape will be maintained to ensure 
that desired species become established, persist, and the area is not overtaken 
by weeds. 

 
Response 40: The modified transition zone D has been applied along the eastern fence line. 

Nexamp asks the city to approve the north and south property line landscaping 
as proposed. A maintenance plan will be provided with final construction 
drawings/permits. 

 
Species Diversity Requirements  
 
Comment 41:Two vegetated stormwater management areas were identified on the plans. The 

hatch legend identifies these areas as “Proposed Basin Seed Mix (To Be Provided 
with Construction Documents).” Therefore, compliance with species diversity 
requirements cannot be assessed at this time due to lack of information. 

 
Response 41: The detention basins have been removed from the plans. Species/genus 

diversity mixtures have been added to the plant schedule.  
 
Tree Preservation and Removal 
 
Comment 42: No live tree with a 4” or greater DBH may be removed without approval. A 

review of Google Earth imagery reveals trees are present on the site, but that 
there may not be trees present on the portion of the site proposed for 
development. A tree survey is required; tree replacement may also be required. 

 
Response 42: No trees are being removed as part of the project; no tree survey has been 

completed.  
 
Street Trees 
 
Comment 43: Requirements appear to be met. 
 
Response 43: Acknowledged 
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General 
 
Comment 44: A seed mix has been provided for the previously noted “Native Pollinator 

Friendly Solar Array Sed Mix”. A maintenance plan should also be submitted 
describing how this landscape will be maintained to ensure that desired species 
become established, persist, and the area is not overtaken by weeds. 

 
 Tree and shrub totals shown in the “Plant Calculations” tables and “Plant 

Schedule” do not correspond. Petitioner should clarify and revise as necessary. 
 
 Proposed plant sizes are not specified on the plans. Canopy trees must be at 

least 2.5” caliper, understory trees not less than 1.5” caliper or 6’ tall, evergreen 
trees at least 6’ tall, and shrubs at least 2’ tall at the time of planting. 

 
 Response 44: The plant calculations and plant schedule have been revised to correspond 

and include the pant sizes. A maintenance plan will be provided with final 
construction drawings/permits. 

Wetlands 
  
Comment 45: Rob Roy Creek is a Waters of the US regulated by the Army Corps of Engineers 

and under Yorkville’s Wetland Regulations. Wetland A1 is an isolated wetland 
and therefore not regulated by the Army Corps of Engineers but is regulated 
under Yorkville’s Wetland Regulations. Wetland A1 is shown to be completely 
filled but does not require mitigation because the total impact is less than 0.25 
acres. A minimum 30’ wetland buffer, consisting of primarily native vegetation, is 
required for Rob Roy Creek under Yorkville’s Wetland Regulations. 

 
 A Category VI Wetland Permit Application is required under Yorkville’s Wetland 

Regulations for impacts to Wetland A1. We are not aware of such an application 
being submitted. 

 
Response 45: A 30’ buffer along Rob Roy creek has been shown on the revised plans. A 

wetland permit will be provided with final construction drawings/permits.  
 
 
We trust that these responses will satisfy the concerns outlined in your review letter.  Should 
there be any additional questions or concerns, please contact us at (630) 577-0800. 
 
Sincerely, 
ATWELL 

 
 
Lauren Hillis  
Engineer 
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ILLINOIS KENDALL COUNTY
NOT TO SCALE

YORKVILLE  RENEWABLES
A 4.95MW (AC) GROUND-MOUNTED SOLAR POWER GENERATING FACILITY

GALENA ROAD
UNITED CITY OF YORKVILLE, KENDALL COUNTY, BRISTOL TOWNSHIP,  ILLINOIS

FINAL SITE PLANS

GOVERNING AGENCIES CONTACTS

APPLICANT
YORKVILLE RENEWABLES, LLC
101 NORTH WACKER DRIVE, SUITE 200
CHICAGO, ILLINOIS 60606
CONTACT: MATT WALSH

CONSULTANT
NEXAMP, INC.
101 NORTH WACKER DRIVE, SUITE 200
CHICAGO, ILLINOIS 60606
CONTACT: MATT WALSH
E: MWALSH@NEXAMP.COM

CIVIL ENGINEER/LANDSCAPE
ARCHITECT/SURVEYOR
ATWELL, LLC
1250 E. DIEHL ROAD, SUITE 300
NAPERVILLE, IL 60563
PHONE: (303) 825-7100
E: MKEITH@ATWELL-GROUP.COM
CONTACT: MICHAEL KEITH, P.E.

PLANNING - ZONING -
LANDSCAPE - SIGNAGE
JASON ENGBERG
YORKVILLE PLANNING & ZONING
651 PRAIRIE POINTE
YORKVILLE, IL 60560
T: (630) 553-8555
E: JENGBERG@YORKVILLE.IL.US

ENGINEERING
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1 PROJECT NARRATIVE 

Nexamp, Inc. is proposing a 4.95 MW (AC) ground-mounted solar generating facility to be 
constructed at Galena Road & State Route 47 located in Yorkville, Kendall County, Illinois. The solar 
development proposes approximately 1.6 acres of impervious area and converts the existing row 
crop to a native pollinator friendly prairie seed mix. The existing topography and flow patterns will 
remain the same throughout the project area. Per United City of Yorkville Stormwater Ordinance 
Section 203.2, the allowable release rate for proposed impervious area is 0.04 cfs/acre for a 24-hr 
2-year storm and 0.15 cfs/acre for a 24-hr 100-year storm. A discussion with Pamea Whitefield at 
EEI dated August 1st, 2024 indicated that the hydrologic disturbed area is considered to be the 
proposed access road and equipment pad. The site runoff reduction was analyzed to demonstrate 
that the total projected post-development peak flow rate is below the allowable release rate and is 
expected to provide a net positive impact on the existing watershed.   

 

2 EXISTING CONDITIONS 

The existing 73.5 +/- acre property consists of mostly straight row crops with no existing structure 
or impervious area. Rob Roy Creek cuts through the property in the southeast corner. The site has 
a high point in the western “flag” of the property, with drainage to the north, south, and east 
directions. A USDA NRCS Web Soil Survey was completed and is included in Appendix A. The 
average existing hydrologic soil group rating for the project area is D. 
 
The site topography was analyzed as one drainage area that flows towards the north property line. 
A pre-development drainage area map is included in Appendix B. Table 2.1 details the undisturbed 
pre-development drainage area characteristics and Table 2.2 details the undisturbed pre-
development curve number. The proposed disturbed area was excluded from the existing drainage 
areas and curve number calculation.  
 

Table 2.1 – Pre-Development Drainage Area Characteristics (undisturbed) 

Drainage Area 
Impervious 

(ac) 

Pervious 

(ac) 

Total 

(ac) 

Existing Drainage Area  0.0 28.2 28.2 

Total 0.0 28.2 28.2 

 
Table 2.2 – Pre-Development Curve Number (undisturbed) 

Soil Rating Cover Description CN 
Total 

(ac) 

C Row Crops; Straight Row (SR) Good 85 10.9 

D Row Crops; Straight Row (SR) Good 89 17.3 

Combined CN 87  



 

3 
 

3 PROPOSED CONDITIONS 

The proposed development will consist of a solar generating facility enclosed within a 8-ft high 
perimeter fence, as well as a gravel access road connecting Galena Road to the project site. 
Appendix B includes the Post-Development Drainage Area Map and Table 3.1 details the post-
development drainage area characteristics. The post-development drainage area includes both the 
undisturbed area and the proposed disturbed area (equipment pads and access road). The total 
proposed project area is 29.8 acres, with 1.6 acres being hydrologically disturbed.  
 

Table 3.1 – Post-Development Drainage Area Characteristics (disturbed and undisturbed) 

Drainage Area 

Impervious - 

Disturbed 

(ac) 

Pervious - 

Undisturbed 

(ac) 

Total 

(ac) 

Proposed Drainage Area #1 1.6 28.2 29.8 

Total 1.6 28.2 29.8 

 
Runoff from the proposed drainage area will flow undetained offsite to its drainage area low point. 
The existing and proposed drainage areas and flow patterns remain unchanged. The entire area 
within the project area is being converted from straight row crops to brush by planting native 
pollinator friendly prairie seed. This is expected to result in a reduction in the total peak flow rate.   

 

Table 3.2 - Post-Development Curve Number (disturbed and undisturbed) 

Soil Rating Cover Description CN 
Total 

(ac) 

B Brush – Brush Weed Grass Mixture; Good 58 17.1 

C Brush – Brush Weed Grass Mixture; Good 98 11.1 

- Access Road & Equipment Pad 98 1.6 

Combined CN 57  

 
For this report the total runoff reduction was analyzed to demonstrate that the change in cover 
type decreases the total peak flow rate and is below the allowable release rate for the project (per 
City of Yorkville requirements). By decreasing the total runoff there will be a net positive impact to 
the existing watershed. Rainfall depth frequency from the Illinois State Water Survey Bulletin 75 is 
provided in Appendix C. For the design of this report, the Huff Distribution Method in HydroCAD 
was used. Design was completed using the 2-year 24-hour and 100-year 24-hour storm events. 
Pre- and post-development stormwater calculations, as well as a graphical depiction of the model, 
are included with the HydroCAD reports in Appendix D.  
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4 CONCLUSION 

A comparison of the total allowable peak flow rate and post-development peak flow rate for the 2-
year and 100-year 24 hour storm events are summarized in Table 4.1. The disturbed area flow rate 
was found by taking the disturbed area allowable release rate for each storm event and multiplying 
it by the total proposed impervious/disturbed area on site. This was then added to the undisturbed 
pre-development flow rate to find the total allowable flow rate for the project. This was compared to 
the total post-development flow rate to confirm that the proposed project decreases the total peak 
flow rate on site.  
 

Table 4.1 – Storm Frequency Flows (Total Allowable vs. Total Post-Development) 

 
Area 

 (Acres) 

2 – Year Storm Event 

(cfs) 

100 - Year Storm  

Event  (cfs) 

Undisturbed area pre-development peak 

flow rate  28.2 8.13 24.91 

Disturbed area allowable peak flow rate 

(per City of Yorkville requirements –       

2 year: 0.04 cfs/acre disturbed area 

100 year: 0.15 cfs/acre disturbed area) 

1.6 0.06 0.24 

Total allowable peak flow rate 

(Undisturbed area pre-development area/flow 

+ Disturbed area/flow) 

29.8 8.19 25.15 

Total post-development peak flow rate  

(Undisturbed area + Disturbed area) 
29.8 1.74 15.42 

 
 
As shown in Table 4.1, the total post-development peak flow rate for the project area has been 
reduced for the storm events due to an increase in infiltration from the proposed native pollinator 
friendly prairie seed mix which results in the use of a lower curve number. The proposed project will 
not change the existing drainage patterns and proposes a low impact design by stabilizing the 
undisturbed areas with a native pollinator friendly prairie seed mix. Therefore, the project will have 
a net positive impact on the watershed. The total post-development peak flow rates for both the 2-
year and 100-year 24-hour storm events are below the total allowable peak flow rate, thus detention 
is not required. 
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APPENDIX A 
 

USDA NRCS SOILS REPORT 
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Hydrologic Soil Group

Map unit symbol Map unit name Rating Acres in AOI Percent of AOI

59A Lisbon silt loam, 0 to 2 
percent slopes

C/D 17.3 3.3%

60C2 La Rose silt loam, 5 to 
10 percent slopes, 
eroded

C 21.2 4.1%

60C3 La Rose clay loam, 5 to 
10 percent slopes, 
severely eroded

C 9.3 1.8%

67A Harpster silty clay loam, 
0 to 2 percent slopes

B/D 49.0 9.5%

149A Brenton silt loam, 0 to 2 
percent slopes

B/D 49.2 9.5%

152A Drummer silty clay loam, 
0 to 2 percent slopes

B/D 136.9 26.4%

206A Thorp silt loam, 0 to 2 
percent slopes

C/D 18.4 3.6%

219A Millbrook silt loam, 0 to 
2 percent slopes

C/D 40.1 7.7%

330A Peotone silty clay loam, 
0 to 2 percent slopes

C/D 40.9 7.9%

356A Elpaso silty clay loam, 0 
to 2 percent slopes

B/D 1.2 0.2%

512A Danabrook silt loam, 0 
to 2 percent slopes

C 7.5 1.4%

512B Danabrook silt loam, 2 
to 5 percent slopes

C 55.4 10.7%

541B Graymont silt loam, 2 to 
5 percent slopes

C 1.2 0.2%

663A Clare silt loam, 0 to 2 
percent slopes

C 6.9 1.3%

663B Clare silt loam, 2 to 5 
percent slopes

C 46.8 9.1%

791A Rush silt loam, 0 to 2 
percent slopes

B 9.4 1.8%

791B Rush silt loam, 2 to 4 
percent slopes

B 4.9 0.9%

865 Pits, gravel 1.9 0.4%

Totals for Area of Interest 517.6 100.0%
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Web Soil Survey
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Description

Hydrologic soil groups are based on estimates of runoff potential. Soils are 
assigned to one of four groups according to the rate of water infiltration when the 
soils are not protected by vegetation, are thoroughly wet, and receive 
precipitation from long-duration storms.

The soils in the United States are assigned to four groups (A, B, C, and D) and 
three dual classes (A/D, B/D, and C/D). The groups are defined as follows:

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

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

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

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

If a soil is assigned to a dual hydrologic group (A/D, B/D, or C/D), the first letter is 
for drained areas and the second is for undrained areas. Only the soils that in 
their natural condition are in group D are assigned to dual classes.

Rating Options

Aggregation Method: Dominant Condition

Component Percent Cutoff: None Specified 

Tie-break Rule: Higher

Hydrologic Soil Group—Kendall County, Illinois

Natural Resources
Conservation Service

Web Soil Survey
National Cooperative Soil Survey

11/7/2023
Page 4 of 4



 

6 
 

APPENDIX B 
 

PRE- AND POST-DEVELOPMENT 
DRAINAGE AREA MAPS 

  



D

D
ra

wi
ng

 T
it

le
:

Pr
oj

ec
t:

P.
E.

 s
ea

l/
Co

ns
ul

ta
nt

:

GA
LE

N
A

 R
O

A
D

YO
RK

VI
LL

E,
 I

LL
IN

O
IS

 6
05

12

YO
RK

VI
LL

E 
RE

N
EW

A
BL

ES

D
ra

wn
 b

y:
 L

EH
A

pp
ro

ve
d 

by
: M

BK

Dwg No: Sheet Rev:Size: D

Sc
al

e:
 A

s 
N

ot
ed

Co
m
pa

ny
 C

on
fi
de

nt
ia
l 
- 

Th
is

 d
ra

wi
ng

 o
r 

pr
in

t 
is

 t
he

 p
ro

pe
rt

y 
of

 N
ex

am
p,

 I
nc

. a
nd

 is
 s

ub
je

ct
 t

o 
re

tu
rn

 o
n 

re
qu

es
t.

 T
he

 d
es

ig
n 

co
nc

ep
ts

 a
nd

 in
fo

rm
at

io
n 

co
nt

ai
ne

d 
he

re
in

 a
re

 p
ro

pr
ie

ta
ry

 t
o 

N
ex

am
p,

 I
nc

.a
nd

 it
s 

su
bs

id
ia

ri
es

 a
nd

 a
re

 s
ub

m
it

te
d 

in
 c

on
fi

de
nc

e.
 T

he
y 

ar
e 

no
t 

tr
an

sf
er

ab
le

 a
nd

 m
us

t 
be

 u
se

d 
on

ly
 f

or
 t

he
 p

ur
po

se
 f

or
wh

ic
h 

th
e 

D
ra

wi
ng

/p
ri

nt
 is

 e
xp

re
ss

ly
 lo

an
ed

. T
he

y 
m

us
t 

no
t 

be
 d

is
cl

os
ed

, r
ep

ro
du

ce
d 

de
tr

im
en

ta
l t

o 
th

e 
in

te
re

st
 o

f 
N

ex
am

p,
 I

nc
. A

ll 
pa

te
nt

 r
ig

ht
s 

ar
e 

re
se

rv
ed

 u
nl

es
s 

th
ey

 a
re

 e
xp

re
ss

ly
 a

ss
ig

ne
d 

in
 w

ri
ti

ng
 b

y 
a 

du
ly

 a
ut

ho
ri

ze
d 

re
pr

es
en

ta
ti

ve
 o

f 
N

ex
am

p,
 in

c.

10
1 

Su
m

m
er

 S
tr

ee
t,

 2
nd

 F
lr

, B
os

to
n,

 M
A

 0
21

10
Te

l: 
(6

17
) 4

31
-1

44
0 

  F
ax

: (
97

8)
 4

16
-2

52
5 

  W
eb

: n
ex

am
p.

co
m

EX-DA

EX
IS

TI
N

G 
D

RA
IN

A
GE

A
RE

A
 M

A
P



D

D
ra

wi
ng

 T
it

le
:

Pr
oj

ec
t:

P.
E.

 s
ea

l/
Co

ns
ul

ta
nt

:

GA
LE

N
A

 R
O

A
D

YO
RK

VI
LL

E,
 I

LL
IN

O
IS

 6
05

12

YO
RK

VI
LL

E 
RE

N
EW

A
BL

ES

D
ra

wn
 b

y:
 L

EH
A

pp
ro

ve
d 

by
: M

BK

Dwg No: Sheet Rev:Size: D

Sc
al

e:
 A

s 
N

ot
ed

Co
m
pa

ny
 C

on
fi
de

nt
ia
l 
- 

Th
is

 d
ra

wi
ng

 o
r 

pr
in

t 
is

 t
he

 p
ro

pe
rt

y 
of

 N
ex

am
p,

 I
nc

. a
nd

 is
 s

ub
je

ct
 t

o 
re

tu
rn

 o
n 

re
qu

es
t.

 T
he

 d
es

ig
n 

co
nc

ep
ts

 a
nd

 in
fo

rm
at

io
n 

co
nt

ai
ne

d 
he

re
in

 a
re

 p
ro

pr
ie

ta
ry

 t
o 

N
ex

am
p,

 I
nc

.a
nd

 it
s 

su
bs

id
ia

ri
es

 a
nd

 a
re

 s
ub

m
it

te
d 

in
 c

on
fi

de
nc

e.
 T

he
y 

ar
e 

no
t 

tr
an

sf
er

ab
le

 a
nd

 m
us

t 
be

 u
se

d 
on

ly
 f

or
 t

he
 p

ur
po

se
 f

or
wh

ic
h 

th
e 

D
ra

wi
ng

/p
ri

nt
 is

 e
xp

re
ss

ly
 lo

an
ed

. T
he

y 
m

us
t 

no
t 

be
 d

is
cl

os
ed

, r
ep

ro
du

ce
d 

de
tr

im
en

ta
l t

o 
th

e 
in

te
re

st
 o

f 
N

ex
am

p,
 I

nc
. A

ll 
pa

te
nt

 r
ig

ht
s 

ar
e 

re
se

rv
ed

 u
nl

es
s 

th
ey

 a
re

 e
xp

re
ss

ly
 a

ss
ig

ne
d 

in
 w

ri
ti

ng
 b

y 
a 

du
ly

 a
ut

ho
ri

ze
d 

re
pr

es
en

ta
ti

ve
 o

f 
N

ex
am

p,
 in

c.

10
1 

Su
m

m
er

 S
tr

ee
t,

 2
nd

 F
lr

, B
os

to
n,

 M
A

 0
21

10
Te

l: 
(6

17
) 4

31
-1

44
0 

  F
ax

: (
97

8)
 4

16
-2

52
5 

  W
eb

: n
ex

am
p.

co
m

PR-DA

PR
O

PO
SE

D
 D

RA
IN

A
GE

A
RE

A
 M

A
P



 

7 
 

APPENDIX C 
 

ISWS BULLETIN 75 PRECIPITATION DATA 
 

 
 
 
 
  



24  

Table 7. Rainfall (inches) for Given Recurrence Interval for Section 2 (Northeast) 
 

Storm  
Duration 

2-
month 

3-
month 

4-
month 

6-
month 

9-
month 

1- 
year 

2- 
year 

5- 
year 

10-
year 

25-
year 

50-
year 

100-
year 

500-
year 

5 minutes 0.19 0.22 0.24 0.27 0.31 0.33 0.40 0.52 0.62 0.77 0.90 1.03 1.35 
10 minutes 0.33 0.38 0.41 0.47 0.53 0.58 0.70 0.90 1.08 1.35 1.58 1.80 2.36 
15 minutes 0.42 0.49 0.53 0.61 0.69 0.75 0.90 1.16 1.39 1.74 2.03 2.32 3.04 
30 minutes 0.58 0.66 0.73 0.83 0.94 1.03 1.24 1.59 1.91 2.39 2.78 3.17 4.16 
1 hour 0.74 0.84 0.93 1.05 1.20 1.30 1.57 2.02 2.42 3.03 3.53 4.03 5.28 
2 hours 0.91 1.04 1.14 1.30 1.48 1.61 1.94 2.49 2.99 3.74 4.35 4.97 6.52 
3 hours 1.00 1.15 1.26 1.44 1.63 1.77 2.14 2.75 3.30 4.13 4.80 5.49 7.20 
6 hours 1.18 1.35 1.48 1.68 1.91 2.08 2.51 3.23 3.86 4.84 5.63 6.43 8.43 
12 hours 1.37 1.56 1.71 1.95 2.21 2.41 2.91 3.74 4.48 5.61 6.53 7.46 9.78 
18 hours 1.48 1.69 1.85 2.11 2.39 2.61 3.14 4.04 4.84 6.06 7.05 8.06 10.57 
24 hours 1.57 1.80 1.97 2.24 2.55 2.77 3.34 4.30 5.15 6.45 7.50 8.57 11.24 
48 hours 1.72 1.97 2.16 2.46 2.79 3.04 3.66 4.71 5.62 6.99 8.13 9.28 12.10 
72 hours 1.87 2.14 2.34 2.67 3.03 3.30 3.97 5.08 6.05 7.49 8.64 9.85 12.81 
120 hours 2.08 2.38 2.61 2.97 3.37 3.67 4.42 5.63 6.68 8.16 9.39 10.66 13.81 
240 hours 2.63 3.01 3.30 3.76 4.27 4.65 5.60 7.09 8.25 9.90 11.26 12.65 16.00 
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APPENDIX D 
 

HYDROCAD REPORT FOR 
2-YEAR & 100-YEARSTORM EVENT 



1

Drainage Area 1

OF

OUTFALL

Routing Diagram for 22001787-Yorkville Solar-Existing
Prepared by Atwell, LLC,  Printed 8/16/2024

HydroCAD® 10.20-3f  s/n 11885  © 2023 HydroCAD Software Solutions LLC

Subcat Reach Pond Link



22001787-Yorkville Solar-Existing
  Printed  8/16/2024Prepared by Atwell, LLC

Page 2HydroCAD® 10.20-3f  s/n 11885  © 2023 HydroCAD Software Solutions LLC

Rainfall Events Listing

Event# Event

Name

Storm Type Curve Mode Duration

(hours)

B/B Depth

(inches)

AMC

1 2-Year Huff 0-10sm 3Q Scale 24.00 1 3.34 2

2 100-Year Huff 0-10sm 3Q Scale 24.00 1 8.57 2



22001787-Yorkville Solar-Existing
  Printed  8/16/2024Prepared by Atwell, LLC

Page 3HydroCAD® 10.20-3f  s/n 11885  © 2023 HydroCAD Software Solutions LLC

Area Listing (all nodes)

Area

(acres)

CN Description

(subcatchment-numbers)

10.910 85 Row crops, straight row, Good, HSG C  (1)

17.240 89 Row crops, straight row, Good, HSG D  (1)

28.150 87 TOTAL AREA



22001787-Yorkville Solar-Existing
  Printed  8/16/2024Prepared by Atwell, LLC

Page 4HydroCAD® 10.20-3f  s/n 11885  © 2023 HydroCAD Software Solutions LLC

Soil Listing (all nodes)

Area

(acres)

Soil

Group

Subcatchment

Numbers

0.000 HSG A

0.000 HSG B

10.910 HSG C 1

17.240 HSG D 1

0.000 Other

28.150 TOTAL AREA



22001787-Yorkville Solar-Existing
  Printed  8/16/2024Prepared by Atwell, LLC

Page 5HydroCAD® 10.20-3f  s/n 11885  © 2023 HydroCAD Software Solutions LLC

Ground Covers (all nodes)

HSG-A

(acres)

HSG-B

(acres)

HSG-C

(acres)

HSG-D

(acres)

Other

(acres)

Total

(acres)

Ground

Cover

Subcatchment

Numbers

0.000 0.000 10.910 17.240 0.000 28.150 Row crops, straight row, Good 1

0.000 0.000 10.910 17.240 0.000 28.150 TOTAL AREA



Huff 0-10sm 3Q scaled to 24.00 hrs  2-Year Rainfall=3.34"22001787-Yorkville Solar-Existing
  Printed  8/16/2024Prepared by Atwell, LLC

Page 6HydroCAD® 10.20-3f  s/n 11885  © 2023 HydroCAD Software Solutions LLC

Time span=0.00-120.00 hrs, dt=0.01 hrs, 12001 points
Runoff by SCS TR-20 method, UH=SCS, Weighted-CN

Reach routing by Stor-Ind method  -  Pond routing by Stor-Ind method

Runoff Area=28.150 ac   0.00% Impervious   Runoff Depth=2.04"Subcatchment 1: Drainage Area 1
   Flow Length=1,143'   Tc=34.3 min   CN=87   Runoff=8.13 cfs  4.784 af

   Inflow=8.13 cfs  4.784 afReach OF: OUTFALL
   Outflow=8.13 cfs  4.784 af

Total Runoff Area = 28.150 ac   Runoff Volume = 4.784 af   Average Runoff Depth = 2.04"
100.00% Pervious = 28.150 ac     0.00% Impervious = 0.000 ac



Huff 0-10sm 3Q scaled to 24.00 hrs  2-Year Rainfall=3.34"22001787-Yorkville Solar-Existing
  Printed  8/16/2024Prepared by Atwell, LLC

Page 7HydroCAD® 10.20-3f  s/n 11885  © 2023 HydroCAD Software Solutions LLC

Summary for Subcatchment 1: Drainage Area 1

Runoff = 8.13 cfs @ 16.04 hrs,  Volume= 4.784 af,  Depth= 2.04"
     Routed to Reach OF : OUTFALL

Runoff by SCS TR-20 method, UH=SCS, Weighted-CN, Time Span= 0.00-120.00 hrs, dt= 0.01 hrs
Huff 0-10sm 3Q scaled to 24.00 hrs  2-Year Rainfall=3.34"

Area (ac) CN Description

10.910 85 Row crops, straight row, Good, HSG C
17.240 89 Row crops, straight row, Good, HSG D

28.150 87 Weighted Average
28.150 100.00% Pervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

3.7 100 0.0340 0.45 Sheet Flow, Sheet Flow (Row Crop)
Cultivated: Residue<=20%   n= 0.060   P2= 3.34"

8.1 500 0.0130 1.03 Shallow Concentrated Flow, Shallow Conc. (Row Crop)
Cultivated Straight Rows   Kv= 9.0 fps

22.5 543 0.0020 0.40 Shallow Concentrated Flow, Shallow Conc (Row Crop)
Cultivated Straight Rows   Kv= 9.0 fps

34.3 1,143 Total

Subcatchment 1: Drainage Area 1
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Huff 0-10sm 3Q scaled to 24.00 hrs

2-Year Rainfall=3.34"

Runoff Area=28.150 ac

Runoff Volume=4.784 af

Runoff Depth=2.04"

Flow Length=1,143'

Tc=34.3 min

CN=87

8.13 cfs
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Summary for Reach OF: OUTFALL

[40] Hint: Not Described (Outflow=Inflow)

Inflow Area = 28.150 ac, 0.00% Impervious,  Inflow Depth = 2.04"    for  2-Year event
Inflow = 8.13 cfs @ 16.04 hrs,  Volume= 4.784 af
Outflow = 8.13 cfs @ 16.04 hrs,  Volume= 4.784 af,  Atten= 0%,  Lag= 0.0 min

Routing by Stor-Ind method, Time Span= 0.00-120.00 hrs, dt= 0.01 hrs

Reach OF: OUTFALL
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Time span=0.00-120.00 hrs, dt=0.01 hrs, 12001 points
Runoff by SCS TR-20 method, UH=SCS, Weighted-CN

Reach routing by Stor-Ind method  -  Pond routing by Stor-Ind method

Runoff Area=28.150 ac   0.00% Impervious   Runoff Depth=7.01"Subcatchment 1: Drainage Area 1
   Flow Length=1,143'   Tc=34.3 min   CN=87   Runoff=24.91 cfs  16.434 af

   Inflow=24.91 cfs  16.434 afReach OF: OUTFALL
   Outflow=24.91 cfs  16.434 af

Total Runoff Area = 28.150 ac   Runoff Volume = 16.434 af   Average Runoff Depth = 7.01"
100.00% Pervious = 28.150 ac     0.00% Impervious = 0.000 ac
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Summary for Subcatchment 1: Drainage Area 1

Runoff = 24.91 cfs @ 15.97 hrs,  Volume= 16.434 af,  Depth= 7.01"
     Routed to Reach OF : OUTFALL

Runoff by SCS TR-20 method, UH=SCS, Weighted-CN, Time Span= 0.00-120.00 hrs, dt= 0.01 hrs
Huff 0-10sm 3Q scaled to 24.00 hrs  100-Year Rainfall=8.57"

Area (ac) CN Description

10.910 85 Row crops, straight row, Good, HSG C
17.240 89 Row crops, straight row, Good, HSG D

28.150 87 Weighted Average
28.150 100.00% Pervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

3.7 100 0.0340 0.45 Sheet Flow, Sheet Flow (Row Crop)
Cultivated: Residue<=20%   n= 0.060   P2= 3.34"

8.1 500 0.0130 1.03 Shallow Concentrated Flow, Shallow Conc. (Row Crop)
Cultivated Straight Rows   Kv= 9.0 fps

22.5 543 0.0020 0.40 Shallow Concentrated Flow, Shallow Conc (Row Crop)
Cultivated Straight Rows   Kv= 9.0 fps

34.3 1,143 Total

Subcatchment 1: Drainage Area 1

Runoff

Hydrograph
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Huff 0-10sm 3Q scaled to 24.00 hrs

100-Year Rainfall=8.57"

Runoff Area=28.150 ac

Runoff Volume=16.434 af

Runoff Depth=7.01"

Flow Length=1,143'

Tc=34.3 min

CN=87

24.91 cfs
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Summary for Reach OF: OUTFALL

[40] Hint: Not Described (Outflow=Inflow)

Inflow Area = 28.150 ac, 0.00% Impervious,  Inflow Depth = 7.01"    for  100-Year event
Inflow = 24.91 cfs @ 15.97 hrs,  Volume= 16.434 af
Outflow = 24.91 cfs @ 15.97 hrs,  Volume= 16.434 af,  Atten= 0%,  Lag= 0.0 min

Routing by Stor-Ind method, Time Span= 0.00-120.00 hrs, dt= 0.01 hrs

Reach OF: OUTFALL

Inflow
Outflow

Hydrograph

Time  (hours)
12011511010510095908580757065605550454035302520151050

F
lo

w
  

(c
fs

)

26

24

22

20

18

16

14

12

10

8

6

4

2

0

Inflow Area=28.150 ac
24.91 cfs

24.91 cfs



1

Drainage Area 1

OF

OUTFALL

Routing Diagram for 22001787-Yorkville Solar-Proposed
Prepared by Atwell, LLC,  Printed 8/16/2024
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Subcat Reach Pond Link
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Rainfall Events Listing

Event# Event

Name

Storm Type Curve Mode Duration

(hours)

B/B Depth

(inches)

AMC

1 2-Year Huff 0-10sm 3Q Scale 24.00 1 3.34 2

2 100-Year Huff 0-10sm 3Q Scale 24.00 1 8.57 2
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Area Listing (all nodes)

Area

(acres)

CN Description

(subcatchment-numbers)

1.640 98 Access Road + Equipment Pad  (1)

17.060 48 Brush, Good, HSG B  (1)

11.090 65 Brush, Good, HSG C  (1)

29.790 57 TOTAL AREA
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Soil Listing (all nodes)

Area

(acres)

Soil

Group

Subcatchment

Numbers

0.000 HSG A

17.060 HSG B 1

11.090 HSG C 1

0.000 HSG D

1.640 Other 1

29.790 TOTAL AREA
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Ground Covers (all nodes)

HSG-A

(acres)

HSG-B

(acres)

HSG-C

(acres)

HSG-D

(acres)

Other

(acres)

Total

(acres)

Ground

Cover

Subcatchment

Numbers

0.000 0.000 0.000 0.000 1.640 1.640 Access Road + Equipment Pad 1

0.000 17.060 11.090 0.000 0.000 28.150 Brush, Good 1

0.000 17.060 11.090 0.000 1.640 29.790 TOTAL AREA
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Time span=0.00-120.00 hrs, dt=0.01 hrs, 12001 points
Runoff by SCS TR-20 method, UH=SCS, Weighted-CN

Reach routing by Stor-Ind method  -  Pond routing by Stor-Ind method

Runoff Area=29.790 ac   5.51% Impervious   Runoff Depth=0.36"Subcatchment 1: Drainage Area 1
   Flow Length=1,143'   Tc=53.7 min   CN=57   Runoff=1.74 cfs  0.888 af

   Inflow=1.74 cfs  0.888 afReach OF: OUTFALL
   Outflow=1.74 cfs  0.888 af

Total Runoff Area = 29.790 ac   Runoff Volume = 0.888 af   Average Runoff Depth = 0.36"
94.49% Pervious = 28.150 ac     5.51% Impervious = 1.640 ac
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Summary for Subcatchment 1: Drainage Area 1

Assume drained condtion of B/D and C/D soils

Runoff = 1.74 cfs @ 17.13 hrs,  Volume= 0.888 af,  Depth= 0.36"
     Routed to Reach OF : OUTFALL

Runoff by SCS TR-20 method, UH=SCS, Weighted-CN, Time Span= 0.00-120.00 hrs, dt= 0.01 hrs
Huff 0-10sm 3Q scaled to 24.00 hrs  2-Year Rainfall=3.34"

Area (ac) CN Description

11.090 65 Brush, Good, HSG C
17.060 48 Brush, Good, HSG B

* 1.640 98 Access Road + Equipment Pad

29.790 57 Weighted Average
28.150 94.49% Pervious Area
1.640 5.51% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

11.3 100 0.0340 0.15 Sheet Flow, Sheet Flow (Row Crop)
Grass: Dense   n= 0.240   P2= 3.34"

10.4 500 0.0130 0.80 Shallow Concentrated Flow, Shallow Conc. (Brush)
Short Grass Pasture   Kv= 7.0 fps

24.1 320 0.0010 0.22 Shallow Concentrated Flow, Shallow Conc (Brush)
Short Grass Pasture   Kv= 7.0 fps

0.2 20 0.0100 2.03 Shallow Concentrated Flow, Shallow Conc. (Gravel)
Paved   Kv= 20.3 fps

7.7 203 0.0039 0.44 Shallow Concentrated Flow, Shallow Conc. (Brush)
Short Grass Pasture   Kv= 7.0 fps

53.7 1,143 Total
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Subcatchment 1: Drainage Area 1

Runoff

Hydrograph

Time  (hours)
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Huff 0-10sm 3Q scaled to 24.00 hrs

2-Year Rainfall=3.34"

Runoff Area=29.790 ac

Runoff Volume=0.888 af

Runoff Depth=0.36"

Flow Length=1,143'

Tc=53.7 min

CN=57

1.74 cfs
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Summary for Reach OF: OUTFALL

[40] Hint: Not Described (Outflow=Inflow)

Inflow Area = 29.790 ac, 5.51% Impervious,  Inflow Depth = 0.36"    for  2-Year event
Inflow = 1.74 cfs @ 17.13 hrs,  Volume= 0.888 af
Outflow = 1.74 cfs @ 17.13 hrs,  Volume= 0.888 af,  Atten= 0%,  Lag= 0.0 min

Routing by Stor-Ind method, Time Span= 0.00-120.00 hrs, dt= 0.01 hrs

Reach OF: OUTFALL

Inflow
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Time span=0.00-120.00 hrs, dt=0.01 hrs, 12001 points
Runoff by SCS TR-20 method, UH=SCS, Weighted-CN

Reach routing by Stor-Ind method  -  Pond routing by Stor-Ind method

Runoff Area=29.790 ac   5.51% Impervious   Runoff Depth=3.41"Subcatchment 1: Drainage Area 1
   Flow Length=1,143'   Tc=53.7 min   CN=57   Runoff=15.42 cfs  8.475 af

   Inflow=15.42 cfs  8.475 afReach OF: OUTFALL
   Outflow=15.42 cfs  8.475 af

Total Runoff Area = 29.790 ac   Runoff Volume = 8.475 af   Average Runoff Depth = 3.41"
94.49% Pervious = 28.150 ac     5.51% Impervious = 1.640 ac
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Summary for Subcatchment 1: Drainage Area 1

Assume drained condtion of B/D and C/D soils

Runoff = 15.42 cfs @ 16.41 hrs,  Volume= 8.475 af,  Depth= 3.41"
     Routed to Reach OF : OUTFALL

Runoff by SCS TR-20 method, UH=SCS, Weighted-CN, Time Span= 0.00-120.00 hrs, dt= 0.01 hrs
Huff 0-10sm 3Q scaled to 24.00 hrs  100-Year Rainfall=8.57"

Area (ac) CN Description

11.090 65 Brush, Good, HSG C
17.060 48 Brush, Good, HSG B

* 1.640 98 Access Road + Equipment Pad

29.790 57 Weighted Average
28.150 94.49% Pervious Area
1.640 5.51% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

11.3 100 0.0340 0.15 Sheet Flow, Sheet Flow (Row Crop)
Grass: Dense   n= 0.240   P2= 3.34"

10.4 500 0.0130 0.80 Shallow Concentrated Flow, Shallow Conc. (Brush)
Short Grass Pasture   Kv= 7.0 fps

24.1 320 0.0010 0.22 Shallow Concentrated Flow, Shallow Conc (Brush)
Short Grass Pasture   Kv= 7.0 fps

0.2 20 0.0100 2.03 Shallow Concentrated Flow, Shallow Conc. (Gravel)
Paved   Kv= 20.3 fps

7.7 203 0.0039 0.44 Shallow Concentrated Flow, Shallow Conc. (Brush)
Short Grass Pasture   Kv= 7.0 fps

53.7 1,143 Total
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Subcatchment 1: Drainage Area 1
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Huff 0-10sm 3Q scaled to 24.00 hrs

100-Year Rainfall=8.57"

Runoff Area=29.790 ac

Runoff Volume=8.475 af

Runoff Depth=3.41"

Flow Length=1,143'

Tc=53.7 min

CN=57

15.42 cfs
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Summary for Reach OF: OUTFALL

[40] Hint: Not Described (Outflow=Inflow)

Inflow Area = 29.790 ac, 5.51% Impervious,  Inflow Depth = 3.41"    for  100-Year event
Inflow = 15.42 cfs @ 16.41 hrs,  Volume= 8.475 af
Outflow = 15.42 cfs @ 16.41 hrs,  Volume= 8.475 af,  Atten= 0%,  Lag= 0.0 min

Routing by Stor-Ind method, Time Span= 0.00-120.00 hrs, dt= 0.01 hrs

Reach OF: OUTFALL
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YORKVILLE RENEWABLES 
Culvert Computations  

 

North Culvert:  
 Drainage Area:   12.3± acres 
 Composite C:   0.44 
  Impervious Area: 2.1± acres (assume C=0.85) 
  Pervious Area:  10.2± acres (assume C=0.35) 
 Time of concentration:   27.6 min (see attached pdf) 

Rainfall intensity:   6.5 in/hr (100-year) 

   
  

Q=CIA 
 Q=(0.44)x(6.5)x(12.3)=35.18 cfs 
 
 Proposed 18” CMP culvert – Not sized adequately.  

However, an 18”X40’ CMP culvert was specifically requested by the Kendall County HWY 
department as it is greatly improving the existing condition of an 8” PVC pipe (see 
attached email) 

 
   
 
 
  



  

  

East Culvert:  
 Drainage Area:   1.2± acres 
 Composite C:   0.44 
  Impervious Area: 0.2± acres (assume C=0.90) 
  Pervious Area:  1.0± acres (assume C=0.35) 
 Time of concentration:   9.0 min (see attached pdf) 

Rainfall intensity:   10.5 in/hr (100-year) 

   
  

Q=CIA 
 Q=(0.44)x(10.5)x(1.2)= 5.5 cfs 
 
  Proposed 18” RCP culvert – Sized adequately.  
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Project By

LEH
Location Checked

Check one:

Check one:
Notes: Space for as many as two segments per flow type can be used for each worksheet.

Include a map, schematic, or description of flow segments.

Segment ID
A

1 Surface description (table 3-1) Cultivated soils: Residue cover 
≤20%

2 Manning’s roughness coefficient, n (table 3-1) 0.06
3 Flow length, L (total L † 300 ft)                                        (ft) 100
4 Two-year 24-hour rainfall, P2                                           (in) 3.34
5 Land slope, s                                                                (ft/ft) 0.01
6 Tt = 0.007 (nL)0.8 /(P2

0.5s0.4) Compute Tt                           (hr) 0.10 + 0.00 = 0.10

Shallow concentrated flow

Segment ID
B

7 Surface description (paved or unpaved)   Unpaved
8 Flow length, L                                                                 (ft) 489
9 Watercourse slope, s                                                     (ft/ft) 0.012
10 Average velocity, V (figure 3-1)                                        (ft/s) 1.77
11 Tt = L/(3600 V)        Computer Tt                                                   (hr) 0.08 + 0.00 = 0.08

Channel flow

Segment ID

12 Cross sectional flow area, a                                            (ft2) 0.9
13 Wetted perimeter, pwa                                                       (ft) 6
14 Hydraulic radius, r =  a/pw                Compute r                     (ft) 0.150
15 Channel slope, s                                                             (ft/ft) 0.0085
16 Manning’s roughness coefficient, n 0.03
17  V = (1.49/n)  r2/3 s1/2                                                         (ft/s) 1.29
18 Flow length, L                                                                  (ft) 1303
19 Tt = L/(3600 V)  Compute Tt                                               (hr) 0.28 0.00 = 0.28
20 Watershed or subarea Tc or Tt (add Tt in steps 6, 11, and 19) Hr 0.46

Worksheet 3: Time of Concentration (Tc) or travel time (Tt)
for North Culvert

Date

Yorkville Renewables, LLC 8/16/2024
Date

Galena Road, Yorkville, Kendall County, Illinois

Present
Tc

Developed
Tt through subarea



Project By

LEH

Location Checked

Check one:

Check one:

Notes: Space for as many as two segments per flow type can be used for each worksheet.

Include a map, schematic, or description of flow segments.

Segment ID
A

1 Surface description (table 3-1)
Smooth surfaces (concrete, 

asphalt, gravel, or bare soil)

2 Manning’s roughness coefficient, n (table 3-1) 0.011

3 Flow length, L (total L † 300 ft)                                        (ft) 17

4 Two-year 24-hour rainfall, P2                                           (in) 3.34

5 Land slope, s                                                                (ft/ft) 0.01

6 Tt = 0.007 (nL)
0.8

 /(P2
0.5

s
0.4

) Compute Tt                           (hr) 0.01 + 0.00 = 0.01

Shallow concentrated flow

Segment ID
B

7 Surface description (paved or unpaved)   Unpaved

8 Flow length, L                                                                 (ft) 83

9 Watercourse slope, s                                                     (ft/ft) 0.01

10 Average velocity, V (figure 3-1)                                        (ft/s) 1.61

11 Tt = L/(3600 V)        Computer Tt                                                   (hr) 0.01 + 0.00 = 0.01

Channel flow

Segment ID

12 Cross sectional flow area, a                                            (ft
2
) 2.25

13 Wetted perimeter, pwa                                                       (ft) 10

14 Hydraulic radius, r =  a/pw                Compute r                     (ft) 0.225

15 Channel slope, s                                                             (ft/ft) 0.0055

16 Manning’s roughness coefficient, n 0.03

17  V = (1.49/n)  r
2/3 

s
1/2        

                                                 (ft/s) 1.36

18 Flow length, L                                                                  (ft) 658

19 Tt = L/(3600 V)  Compute Tt                                               (hr) 0.13 0.00 = 0.13

20 Watershed or subarea Tc or Tt (add Tt in steps 6, 11, and 19) Hr 0.15

Worksheet 3: Time of Concentration (Tc) or travel time (Tt)

for East Culvert

Date

Yorkville Renewables, LLC 8/16/2024

Date

Galena Road, Yorkville, Kendall County, Illinois

Present

Tc

Developed

Tt through subarea



Culvert Report

Hydraflow Express Extension for Autodesk® Civil 3D® by Autodesk, Inc. Friday, Aug 16 2024

Yorkville Renewables - North Culvert

Invert Elev Dn (ft) =  651.67
Pipe Length (ft) =  40.00
Slope (%) =  0.60
Invert Elev Up (ft) =  651.91
Rise (in) =  18.0
Shape =  Circular
Span (in) =  18.0
No. Barrels =  1
n-Value =  0.023
Culvert Type =  Circular Corrugate Metal Pipe
Culvert Entrance =  Headwall
Coeff. K,M,c,Y,k =  0.0078, 2, 0.0379, 0.69, 0.5

Embankment
Top Elevation (ft) =  655.50
Top Width (ft) =  23.50
Crest Width (ft) =  10.00

Calculations
Qmin (cfs) =  35.18
Qmax (cfs) =  35.18
Tailwater Elev (ft) =  Critical

Highlighted
Qtotal (cfs) =  35.18
Qpipe (cfs) =  13.26
Qovertop (cfs) =  21.92
Veloc Dn (ft/s) =  7.88
Veloc Up (ft/s) =  7.50
HGL Dn (ft) =  653.03
HGL Up (ft) =  654.99
Hw Elev (ft) =  656.30
Hw/D (ft) =  2.93
Flow Regime =  Outlet Control



Culvert Report

Hydraflow Express Extension for Autodesk® Civil 3D® by Autodesk, Inc. Friday, Aug 16 2024

Yorkville Renewables - East Culvert

Invert Elev Dn (ft) =  646.49
Pipe Length (ft) =  40.00
Slope (%) =  0.38
Invert Elev Up (ft) =  646.64
Rise (in) =  18.0
Shape =  Circular
Span (in) =  18.0
No. Barrels =  1
n-Value =  0.012
Culvert Type =  Circular Concrete
Culvert Entrance =  Square edge w/headwall (C)
Coeff. K,M,c,Y,k =  0.0098, 2, 0.0398, 0.67, 0.5

Embankment
Top Elevation (ft) =  650.25
Top Width (ft) =  23.00
Crest Width (ft) =  10.00

Calculations
Qmin (cfs) =  5.50
Qmax (cfs) =  5.50
Tailwater Elev (ft) =  Critical

Highlighted
Qtotal (cfs) =  5.50
Qpipe (cfs) =  5.50
Qovertop (cfs) =  0.00
Veloc Dn (ft/s) =  4.95
Veloc Up (ft/s) =  4.94
HGL Dn (ft) =  647.39
HGL Up (ft) =  647.54
Hw Elev (ft) =  648.02
Hw/D (ft) =  0.92
Flow Regime =  Inlet Control
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From: Fran Klaas <FKlaas@kendallcountyil.gov>  
Sent: Friday, October 21, 2022 3:34 PM 
To: Matthew Brown <mbrown@atwell-group.com> 
Cc: Perry Ryan <pryan@atwell-group.com>; Michael Keith <mkeith@atwell-group.com> 
Subject: RE: [External]RE: Yorkville Solar Access Permit Application 
 
Matthew, 
 
I visited the site today to confirm a couple things.  As shown in your plans, there is currently an 8” PVC culvert 
located at the existing entrance.  I’m not exactly sure how long this has been there; but it does not, in any way, 
meet County specifications.  However, since there is this existing access to Galena Road for the proposed solar 
field, I am of the opinion that we could likely consider this a “grandfathered” entrance.  This would not work if 
there was a “significant change in trip generation”, as defined by the Kendall County Highway Access 
Regulation Ordinance.  But since the number of vehicles going to and from the solar field, once constructed, 
should be extremely small, I believe it would not trigger the significant change in trip generation clause, and 
subsequent additional requirements found in the KCHARO. 
 
Bottom line is that the existing 8” PVC culvert must be removed in its entirety.  It must be replaced with 18” 
dia. x 40’ long CMP or RCP.  We recommend using upstream and downstream elevations of the Galena Road 
ditch at least 100’ away from the proposed culvert so that the new culvert and ditch grades will mesh with the 
existing Galena Road ditch. 
 
Because this is simply a removal and replacement of an existing entrance, I really don’t need a new Application 
for Access Permit.  This work will simply need to be done as part of NexAmp’s site work.  An aggregate 
construction entrance or all weather surface (HMA) should be placed within the entire Galena Road right-of-
way to help keep dirt/debris off Galena Road. 
 
If there are any other projects besides the solar field that will use this entrance, and those uses constitute a 
significant change in trip generation, as defined by the KCHARO, then everything discussed above is moot, and 
compliance with the access ordinance will be required.  Specifically, it would then limit the access to right in / 
right out, and additional turn lanes could be required.  But as I see it right now, reconstruction of the existing 
entrance will likely be all that is required at this point. 
 
Please let me know if you have any additional questions. 
 
 

Francis C. Klaas, P.E.   Kendall County Engineer   6780 Route 47, Yorkville, IL 60560   (630) 553-7616    fklaas@kendallcountyil.gov 
 
 
 

From: Matthew Brown <mbrown@atwell-group.com>  
Sent: Friday, October 21, 2022 8:12 AM 
To: Fran Klaas <FKlaas@kendallcountyil.gov>; Web_Email_Highway <Web_Email_Highway@kendallcountyil.gov> 
Cc: Perry Ryan <pryan@atwell-group.com>; Michael Keith <mkeith@atwell-group.com> 
Subject: [External]RE: Yorkville Solar Access Permit Application 
 
CAUTION - This email originated from outside the organization. Do not click links or open attachments unless 
you recognize the sender and know the content is safe. 

 
Hello, 
 

lhillis
Highlight
Bottom line is that the existing 8” PVC culvert must be removed in its entirety.  It must be replaced with 18” 
dia. x 40’ long CMP or RCP.  We recommend using upstream and downstream elevations of the Galena Road 
ditch at least 100’ away from the proposed culvert so that the new culvert and ditch grades will mesh with the 
existing Galena Road ditch. 



Atwell, L.L.C. Project Yorkville Renewables, LLC 

1250 East Diehl Road, Suite 300 Location

(630) 577-0800 Site: 4.95 MWAC

Parcel ID: 02-08-200-030 & 02-05-400-005

Date 8/15/2024

Engineer's Opinion of Probable Decommissioning Cost for Yorkville Solar

Estimated 
Quantity Unit Unit Cost Removal Cost Notes

Erosion Control/Contractor Fees
Mobilization 1               LUMP SUM $10,000.00 $10,000.00
Electrical Disconnect 1               EACH $500.00 $500.00
Permitting (NPDES) 1               LUMP SUM $750.00 $750.00
SWPPP -            LUMP SUM $0.00 $0.00
Silt Fence 5,950        LF $2.50 $14,875.00 Silt fence for access road removal

Seeding 3.5            ACRES $1,000.00 $3,500.00
Seeding access road removal only. 
Pollinator grass to remain.

Sub-Total $29,625.00

Site Demolition
Remove Existing 18" CMP Culvert 40             LF $15.00 $600.00
Remove Existing 18" RCP Culvert 40             LF $18.00 $720.00
Remove Existing Fence (8' Chainlink Fence) 4,587        LF $3.85 $17,659.95 Assuming 5.6 lb per LF
Remove Existing Gravel Road (18" depth) 3,913        CY $5.00 $19,563.76
Haul off for Existing Gravel Road (18" depth) 3,913        CY $10.00 $39,127.52
Sub-Total $77,671.23

Racking and Module Removal
Pile Removal 1,939        EACH $6.00 $11,634.00
Assembly Removal 1,939        EACH $1.25 $2,423.75
PV Module Removal 11,712      EACH $1.00 $11,712.00

PV Module Haul Off 375           TON $45.00 $16,865.28
Assume 0.032 tons per module for 
the removal weight

Sub-Total $42,635.03

Wiring Removal
Underground MV Wire (AL) 7,072        LF $2.00 $14,144.00
Utility Pole Removal 7               EACH $750.00 $5,250.00
Underground PV Wire (~400kcmil) 13,145      LF $2.00 $26,290.00
Underground GND Wire (DC side, ~2 AWG) 13,045      LF $2.00 $26,090.00
Underground LV Wire 71,425      LF $2.00 $142,850.00
Above Ground MV Wire 245           LF $0.10 $24.50
Combiner Box Removal 36             EACH $80.00 $2,880.00
Sub-Total $217,528.50

Power Conditioning Equipment Removal
PCU Station (inverters, etc.) 1               EACH $400.00 $400.00
Scada Equipment 1               EACH $280.00 $280.00
Transformer 1               EACH $1,800.00 $1,800.00
Sub-Total $2,480.00

Equipment Pad Removal
Remove Pad 1               EACH $750.00 $750.00
Sub-Total $750.00

DECOMMISSIONING  PRESENT VALUE $370,689.76
DECOMMISSIONING TOTAL  (@3% inflation over 40 years) $1,209,203.99
DECOMMISSIONING SURETY (TOTAL X 120%) $1,451,045.00

Assumptions:
1.
2.
3.

Galena Road, City of Yorkville, Kendall County, Bristol 
Township, Illinois

Cost Estimate based on 3-year projections.  Estimate to be redone in 3-years based on new fees at that time.

Note: This Engineer's Opinion of Probable Cost is made on the basis of Engineer's experience and qualifications 
using estimated quantities and represents Engineer's best judgment as an experienced and qualified professional 
Engineer generally familiar with the construction industry.  However, since Engineer has no control over the cost of 
labor, materials, equipment, or services furnished by others, or over the Contractor's methods of determining 
prices, or over competitive bidding or market conditions, or over quantities of work actually performed, Engineer 
cannot and does not guarantee that proposals, bids, or actual construction cost will not vary from Opinions of 
Probable Construction Cost prepared by Engineer.  This Opinion of Probable Construction Cost is limited to those 
items stated herein.

Refer to Decommissioning Plan for further information.
Cost Estimate is based on the Fina Site Plans prepared by Atwell, LLC dated 8/15/2024.











































101 N Wacker Drive, Suite 200

March 9, 2022 - REVISED JUNE 14, 2024

Krysti Barksdale-Noble, Community Development Director
Village of Yorkville
800 Game Farm Road
Yorkville, IL 60560

Re: Planned Development Amendment – Project Narrative
Proposed 5MW Ground-Mounted Solar Garden

Applicant: Yorkville Renewables, LLC
Location: 10292 Galena Road, Yorkville, IL

Dear Ms. Barksdale-Noble, Members of the Community Development Committee, Planning Commission &
City Council:

On behalf of Yorkville Renewables, LLC, please find enclosed and below is our:
 Project narrative and with project details
 Special Use Permit Application Packet:

o Special Use Permit Application
o Special Use Permit Plan Set
o Electrical Diagram
o Manufacturer’s Specifications
o Glare Analysis
o Interconnection Agreement
o Decommissioning Plan
o Plat of Survey
o Legal Description
o Areal Map

 Application fee

Project Narrative:

Yorkville Renewables, LLC is requesting an approval for a Planned Development Amendment to allow for
development of a 5MW (AC) ground-mounted distributed generation solar garden facility on an existing
farmland parcel of approximately 73.5-acres near the SWC of Galena Road and IL Route 47. The project
intends develop approximately 23 acres of the overall parcel.

Nexamp Background:

In 2007, U.S. Army veterans Will Thompson and Dan Leary realized a vision for making a range of
renewable energy options more affordable and accessible to homeowners and businesses throughout the
Commonwealth of Massachusetts. The pair launched NexGen Energy Solutions, a turnkey provider of
renewable energy and carbon solutions, in their hometown of North Andover, Massachusetts. NexGen
became Nexamp later in 2007.
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During the early years, Nexamp delivered a variety of energy systems for residential, commercial,
municipal and agricultural customers. Energy solutions offered included solar PV, solar thermal, micro-
wind, geothermal heating and cooling, and a wide array of energy efficiency services.  In 2011, the
company began shifting its focus fully toward commercial and industrial solar facilities, working with
businesses and municipalities that wanted to offset their traditional utility energy power using on-site
renewable solar generation.

2015 marked Nexamp’s first Community Solar project and the beginning of a new chapter for the
company.  Leveraging its integrated approach of developing, building, owning and operating solar plants,
Nexamp turned its focus to community solar, and alongside that the mission of making the benefits of
solar power available to everyone—homeowners, renters, non-profits, small businesses, farms and more.
Nexamp was named NECEC Clean Energy Company of the Year in 2015 and a Solar Power World Top 3
Commercial Solar Developer in 2017.

In 2016, Mitsubishi’s Diamond Generating Corporation made a significant investment in Nexamp, and in
2018 the group made an additional investment that gave it a controlling interest. Serving a rapidly
expanding network of individuals, property owners, businesses and communities that benefit from its
nationally distributed portfolio of solar assets, Nexamp is a Massachusetts-based, nationally
headquartered solar company that is laying the groundwork for a cleaner, more secure and resilient
energy future.

Project Details:

In your review of this Planned Development Amendment request, we ask that staff, the Community
Development Committee, Planning Commission and the City Council consider the following:

I.  Project components:
 Solar modules (i.e. panels) are mounted on racking that slowly rotate and track the sun; there are

approximately 11,712 modules proposed to be installed;
 At full tilt, the height of the solar array will be up to 20 feet in height;
 The solar modules are treated with anti-reflective coating to minimize glare;
 The racking is mounted to metal piles. Concrete foundations are not anticipated;
 The system will be remotely monitored, meaning there will be little traffic generated;
 Electrical cables will be installed underground for the entire project with exception of a series of

poles necessary to interconnect with the ComEd grid along IL Route 47;
 Perimeter security fencing at 8 ft. height;
 Location of proposed structures is in compliance with City setback requirements;
 Existing drainage patterns will be maintained throughout the site to the maximum extent

possible;
 Limited area of gravel driveway for site access and maintenance;
 The inverter and transformer with be located on a concrete equipment pad;
 Disturbed areas will be re-vegetated with a low-mow native seed mix;
 We have included with our submission a decommissioning plan;
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II.  Construction:
 Estimated approximately 30 to 40 jobs will be created during construction;
 Most jobs will be local but some may be brought in if the skill set required is not available;
 Typical jobs created include construction jobs - i.e. equipment operators, electricians, fence

installers, laborers and construction managers;

III.  Development Schedule:
 Anticipated construction start is Fall 2023, depending on a number of factors;
 Duration of construction is typically +/- 5 months;

IV.  Traffic:
 Construction traffic will typically be standard semi-tractor trailers – oversized loads are not

anticipated.
 At the start of construction there may be a half dozen deliveries a day and will then taper off to 1

to 2 delivery trucks per day;
 There will be proximately 30 – 40 employees at a time during construction;

Maintenance:
 There are typically several site visits per year to maintain the system;
 No employees will be permanently located on-site;
 The site will be remotely monitored via a data.
 Typically, Nexamp relies on rainfall to clean the panel surfaces.  As such, it is not anticipated

chemicals for cleaning the solar panels will be used, stored or disposed of on this site;

V.  Compliance with Standards for Special Use Permits (10-19-4(C)):

We believe the proposed project wholly meets the Special Use Permit review finding of fact criteria
outlined in the City Unified Development Ordinance Section 10-19-4(C).

1. The City Council shall determine that the application has met all of the general requirements of
this chapter.

The proposed project meets all the general requirements of the City Zoning Ordinance applicable
to the subject property and proposed use.

2. The proposed energy system shall further the intent of this chapter and provide renewable
energy to the property on which it is proposed.

The proposed project meets the intent of the City Zoning Ordinance and will provide renewable
energy to the northern Illinois community.
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3. The proposed alternative energy system is located in such a manner as to minimize intrusions
on adjacent residential uses through siting on the lot, selection of appropriate equipment, and
other applicable means.

The proposed project will not be injurious to the use and enjoyment nearby residential property in
the immediate vicinity for the purposes already permitted by the zoning standards. Care has been
taken to locate the proposed solar system over 1,000 feet from the nearest residential structure
(from nearest existing residential structure to the nearest proposed module).  Additionally, there is
significant proposed landscape screening proposed that will buffer the south and east sides of the
project providing visual relief.

4. The establishment for the proposed alternative energy system will not prevent the normal and
orderly use, development or improvement of the adjacent property for uses permitted in the
district.

The project designed to heavily screen by proposed solar system and setback in excess of
ordinance requirements, particularly from the residential properties. The project will protect open
space and the underlying farmland as after the project is decommissioned the land can be
returned to traditional farming or other uses.  This project will not impede normal and orderly
development in the City of Yorkville.

On behalf of Yorkville Renewables, LLC project we thank you in advance for your consideration of our
request for approval.  We look forward to review of our submittal at the next Community Development
meeting and Planning & Zoning Commission meetings.  In the interim, please contact us with any
questions regarding our submittal or if any additional information is required.

Sincerely,

Matt Walsh
Business Development Director
P: 847.212.1585
E: mwalsh@nexamp.com
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Michael Keith

From: Matthew Brown
Sent: Wednesday, November 9, 2022 1:40 PM
To: Matt Walsh; Jack Curry
Cc: Michael Keith; Perry Ryan
Subject: FW: [External]RE: Yorkville Solar Access Permit Application

Follow Up Flag: Follow up
Flag Status: Flagged

Matt/Jack, 
 
Please see below for the Yorkville access road & temporary construction widening approval. We can discuss this further 
at the meeting this afternoon. 
 

Best Regards, 
 
Matthew Brown 
Engineer 
ATWELL, LLC 
734.994.4000 Office 
517.215.1214 Mobile 
734.994.1590 Fax 
311 North Main | Ann Arbor, MI 48104 
www.atwell-group.com 
 

From: Fran Klaas <FKlaas@kendallcountyil.gov>  
Sent: Tuesday, November 8, 2022 2:24 PM 
To: Matthew Brown <mbrown@atwell-group.com> 
Cc: Perry Ryan <pryan@atwell-group.com>; Michael Keith <mkeith@atwell-group.com> 
Subject: RE: [External]RE: Yorkville Solar Access Permit Application 
 
Yep.  That works.  Your plan is hereby approved. 
 
 

Francis C. Klaas, P.E.   Kendall County Engineer   6780 Route 47, Yorkville, IL 60560   (630) 553-7616    fklaas@kendallcountyil.gov 
 
 
 

From: Matthew Brown <mbrown@atwell-group.com>  
Sent: Tuesday, November 8, 2022 12:15 PM 
To: Fran Klaas <FKlaas@kendallcountyil.gov> 
Cc: Perry Ryan <pryan@atwell-group.com>; Michael Keith <mkeith@atwell-group.com> 
Subject: RE: [External]RE: Yorkville Solar Access Permit Application 
 
Hello, 
 
I went through this morning and ran a truck turn analysis on the site with the 50’ culvert which would allow turn radii up 
to 45’ (while still allowing room for ditch grading), and I believe it would still be a difficult turn for the construction traffic 
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to make. I would estimate we would need around a 60’ culvert if it were to function for construction traffic. As such, we 
are thinking the temporary widening would be the route we would like to proceed with. This would allow the 
construction traffic to enter/exit the site and then after construction, the culvert would be reduced down to the 40’ 
requirement with the road radii of 35’ as shown on the previous plan. 
 

Best Regards, 
 
Matthew Brown 
Engineer 
ATWELL, LLC 
734.994.4000 Office 
517.215.1214 Mobile 
734.994.1590 Fax 
311 North Main | Ann Arbor, MI 48104 
www.atwell-group.com (-> linkprotect.cudasvc.com) 
 

From: Fran Klaas <FKlaas@kendallcountyil.gov>  
Sent: Monday, November 7, 2022 8:06 AM 
To: Matthew Brown <mbrown@atwell-group.com> 
Cc: Perry Ryan <pryan@atwell-group.com>; Michael Keith <mkeith@atwell-group.com> 
Subject: RE: [External]RE: Yorkville Solar Access Permit Application 
 
Do to the unique nature of this project, we would be willing to allow you to place a 50’ long culvert.  Would 
that work for both temporary and permanent?  If not, a temporary widening would be acceptable.  This 
temporary widening would expire after 12 months, and the permanent pipe length would then be required.  Let 
me know how you would like to proceed. 
 
 

Francis C. Klaas, P.E.   Kendall County Engineer   6780 Route 47, Yorkville, IL 60560   (630) 553-7616    fklaas@kendallcountyil.gov 
 
 
 

From: Matthew Brown <mbrown@atwell-group.com>  
Sent: Friday, November 4, 2022 11:13 AM 
To: Fran Klaas <FKlaas@kendallcountyil.gov> 
Cc: Perry Ryan <pryan@atwell-group.com>; Michael Keith <mkeith@atwell-group.com> 
Subject: RE: [External]RE: Yorkville Solar Access Permit Application 
 
Hello, 
 
We have gone through and revised the drawings as recommended. This includes the reduction of the radii on the 
entrance in order to accommodate the 40’ culvert. Because of this, we were wondering if it would be possible to provide 
a wider entrance and longer culvert on a temporary basis during construction only to alleviate some concerns of getting 
construction/delivery vehicles in and out of the site. The final permanent drive would then match what is now show on 
the revised plans. Please let us know if this revised plan is acceptable, and if the proposed temporary widening would be 
allowed. Thanks! 
 
Revised plans (2022-11-04): 
https://atwell-group.sharefile.com/d-sb86de87732df482cb68f2245af8e2a1e (-> linkprotect.cudasvc.com) 
 
Best Regards, 
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Matthew Brown 
Engineer 
ATWELL, LLC 
734.994.4000 Office 
517.215.1214 Mobile 
734.994.1590 Fax 
311 North Main | Ann Arbor, MI 48104 
www.atwell-group.com (-> linkprotect.cudasvc.com) (-> linkprotect.cudasvc.com) 
 

From: Fran Klaas <FKlaas@kendallcountyil.gov>  
Sent: Tuesday, November 1, 2022 11:44 AM 
To: Matthew Brown <mbrown@atwell-group.com> 
Cc: Perry Ryan <pryan@atwell-group.com>; Michael Keith <mkeith@atwell-group.com> 
Subject: RE: [External]RE: Yorkville Solar Access Permit Application 
 
The revised plans appear to show that the new 18” CMP is significantly longer than the 40’ requested.  I believe 
the 40’ requested is long enough to serve the needs of this access point.  You may need to revise your radius 
returns to 50’.  Please revise accordingly. 
 
 

Francis C. Klaas, P.E.   Kendall County Engineer   6780 Route 47, Yorkville, IL 60560   (630) 553-7616    fklaas@kendallcountyil.gov 
 
 
 

From: Matthew Brown <mbrown@atwell-group.com>  
Sent: Thursday, October 27, 2022 1:49 PM 
To: Fran Klaas <FKlaas@kendallcountyil.gov> 
Cc: Perry Ryan <pryan@atwell-group.com>; Michael Keith <mkeith@atwell-group.com> 
Subject: RE: [External]RE: Yorkville Solar Access Permit Application 
 
Hello, 
 
Thanks for all of the good information. As far as I know, the solar facility is the only anticipated project that will utilize 
this entrance, so as you stated, there shouldn’t be a significant change in trip generation.  
 
We have gone through and revised the plans to show the removal of the 8” PVC and replacement with an 18” CMP 
culvert as recommended (See sheet C-05). I will provide a link to the revised plans below (dated 2022-10-27). Please let 
us know if this new culvert layout is satisfactory, and if so, we will move forward using this culvert layout for the project. 
 
https://atwell-group.sharefile.com/d-sea34864c695a4f49b3e844ffe558f503 (-> linkprotect.cudasvc.com) (-> 
linkprotect.cudasvc.com) 
 

Best Regards, 
 
Matthew Brown 
Engineer 
ATWELL, LLC 
734.994.4000 Office 
517.215.1214 Mobile 
734.994.1590 Fax 
311 North Main | Ann Arbor, MI 48104 
www.atwell-group.com (-> linkprotect.cudasvc.com) (-> linkprotect.cudasvc.com) (-> linkprotect.cudasvc.com) 
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From: Fran Klaas <FKlaas@kendallcountyil.gov>  
Sent: Friday, October 21, 2022 3:34 PM 
To: Matthew Brown <mbrown@atwell-group.com> 
Cc: Perry Ryan <pryan@atwell-group.com>; Michael Keith <mkeith@atwell-group.com> 
Subject: RE: [External]RE: Yorkville Solar Access Permit Application 
 
Matthew, 
 
I visited the site today to confirm a couple things.  As shown in your plans, there is currently an 8” PVC culvert 
located at the existing entrance.  I’m not exactly sure how long this has been there; but it does not, in any way, 
meet County specifications.  However, since there is this existing access to Galena Road for the proposed solar 
field, I am of the opinion that we could likely consider this a “grandfathered” entrance.  This would not work if 
there was a “significant change in trip generation”, as defined by the Kendall County Highway Access 
Regulation Ordinance.  But since the number of vehicles going to and from the solar field, once constructed, 
should be extremely small, I believe it would not trigger the significant change in trip generation clause, and 
subsequent additional requirements found in the KCHARO. 
 
Bottom line is that the existing 8” PVC culvert must be removed in its entirety.  It must be replaced with 18” 
dia. x 40’ long CMP or RCP.  We recommend using upstream and downstream elevations of the Galena Road 
ditch at least 100’ away from the proposed culvert so that the new culvert and ditch grades will mesh with the 
existing Galena Road ditch. 
 
Because this is simply a removal and replacement of an existing entrance, I really don’t need a new Application 
for Access Permit.  This work will simply need to be done as part of NexAmp’s site work.  An aggregate 
construction entrance or all weather surface (HMA) should be placed within the entire Galena Road right-of-
way to help keep dirt/debris off Galena Road. 
 
If there are any other projects besides the solar field that will use this entrance, and those uses constitute a 
significant change in trip generation, as defined by the KCHARO, then everything discussed above is moot, and 
compliance with the access ordinance will be required.  Specifically, it would then limit the access to right in / 
right out, and additional turn lanes could be required.  But as I see it right now, reconstruction of the existing 
entrance will likely be all that is required at this point. 
 
Please let me know if you have any additional questions. 
 
 

Francis C. Klaas, P.E.   Kendall County Engineer   6780 Route 47, Yorkville, IL 60560   (630) 553-7616    fklaas@kendallcountyil.gov 
 
 
 

From: Matthew Brown <mbrown@atwell-group.com>  
Sent: Friday, October 21, 2022 8:12 AM 
To: Fran Klaas <FKlaas@kendallcountyil.gov>; Web_Email_Highway <Web_Email_Highway@kendallcountyil.gov> 
Cc: Perry Ryan <pryan@atwell-group.com>; Michael Keith <mkeith@atwell-group.com> 
Subject: [External]RE: Yorkville Solar Access Permit Application 
 
CAUTION - This email originated from outside the organization. Do not click links or open attachments unless 
you recognize the sender and know the content is safe. 

 
Hello, 
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I was just wanting to follow up on this since I hadn’t heard anything back yet. I was just wanting to confirm that the 
previous email and associated documents arrived correctly. If you could please confirm whether the previous email 
arrived and provide an approximate timeline for the permit, that would be greatly appreciated. Thanks in advance! 
 
Best Regards, 
 
Matthew Brown 
Engineer 
ATWELL, LLC 
734.994.4000 Office 
517.215.1214 Mobile 
734.994.1590 Fax 
311 North Main | Ann Arbor, MI 48104 
www.atwell-group.com (-> linkprotect.cudasvc.com) (-> linkprotect.cudasvc.com) (-> linkprotect.cudasvc.com) (-> 
linkprotect.cudasvc.com) 
 

From: Matthew Brown  
Sent: Thursday, October 13, 2022 10:26 AM 
To: fklaas@kendallcountyil.gov 
Cc: Perry Ryan <pryan@atwell-group.com>; Michael Keith <mkeith@atwell-group.com> 
Subject: Yorkville Solar Access Permit Application 
 
Hello, 
 
This is Matthew Brown with Atwell. I am contacting you in regards to a small solar farm that we had discussed previously 
on the phone a while back. This is for the site located just southwest of Galena Road and IL 47. We were wanting to start 
providing the necessary documents in order to apply for an access permit for the site. It is my understanding that you 
require a completed application form and a site plan. In addition, when we talked previously you mentioned the access 
will likely need to be limited to “right in, right out” traffic. You will be able to find these documents at the sharefile link 
located below. Please let us know if you require anything else for the permitting process, or if you have any questions 
comments or concerns. Also, if you could please let me know if these documents arrived correctly, I would greatly 
appreciate it. 
 
https://atwell-group.sharefile.com/d-s4760dfd8f6ef46b0ac48a31532dac854 (-> linkprotect.cudasvc.com) (-> 
linkprotect.cudasvc.com) (-> linkprotect.cudasvc.com) 
 

Best Regards, 
 
Matthew Brown 
Engineer 
ATWELL, LLC 
734.994.4000 Office 
517.215.1214 Mobile 
734.994.1590 Fax 
311 North Main | Ann Arbor, MI 48104 
www.atwell-group.com (-> linkprotect.cudasvc.com) (-> linkprotect.cudasvc.com) (-> linkprotect.cudasvc.com) (-> 
linkprotect.cudasvc.com) 
 
 
 
Links contained in this email have been replaced. If you click on a link in the email above, the link will be analyzed for 
known threats. If a known threat is found, you will not be able to proceed to the destination. If suspicious content is 
detected, you will see a warning. 
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Links contained in this email have been replaced. If you click on a link in the email above, the link will be analyzed for 
known threats. If a known threat is found, you will not be able to proceed to the destination. If suspicious content is 
detected, you will see a warning. 
 
 
Links contained in this email have been replaced. If you click on a link in the email above, the link will be analyzed for 
known threats. If a known threat is found, you will not be able to proceed to the destination. If suspicious content is 
detected, you will see a warning. 
 
 
Links contained in this email have been replaced. If you click on a link in the email above, the link will be analyzed for 
known threats. If a known threat is found, you will not be able to proceed to the destination. If suspicious content is 
detected, you will see a warning. 



  
 
 
 
 
 
 
 
 

 

 

SUMMARY: 

Staff has reviewed a request from Kendall County Planning and Zoning Department along with the 
subsequent documents attached. This property is located within one and a half miles of the planning 
boundary for Yorkville, allowing the City the opportunity to review and provide comments to Kendall 
County. The petitioner, Jerry Styrczula, on behalf of A&D Properties, LLC, is requesting site plan approval 
to operate a trucking business for the sale and storage of semi-trailers, small trailers, semi-tractors, and 
similar uses at 7789 Route 47. The real property is located north of Ament Road and immediately west of 
South Bridge Street in unincorporated Kendall County.  
 
PROPERTY BACKGROUND: 

The property is located at 7789 Route 
47 in unincorporated Kendall County 
and is comprised by two (2) parcels 
totaling ~16.4 acres. Currently owned 
by A&D Properties, LLC, there are 
two (2) existing buildings on the 
property. The building to the north is 
approximately five thousand, three 
hundred sixty-six (5,366) square feet 
and the building to the south is 
approximately eleven thousand, three 
hundred (11,300) square feet. 
Additionally, part of the property is 
vacant. The site currently is occupied 
by several trucks. The property fronts 
Route 47 and has one (1) access point 
off Route 47. There is a deceleration 
lane for south bound traffic off Route 
47. The property also has one (1) 
access point off Conservation Drive. 
The property is immediately 
southwest of Yorkville’s corporate 
boundary, approximately 0.30 miles 
(~1600 feet) from the Windett Ridge Subdivision. 
 
In April 2024, the City of Yorkville received a request from Jerry Styrczula, on behalf of A&D Properties, 
LLC, requesting an approval of a map amendment (rezoning) for this property from B-3 Highway Business 
District to M-1 Limited Manufacturing District for the purpose of operating a trucking business, Freuhauf 
Manufacturing. In May 2024, the City of Yorkville had no objection to the rezoning of the property from 

Memorandum 
 

To:  Planning and Zoning Commission   
From: Sara Mendez, Planner I 
 Krysti Barksdale-Noble, Community Development Director   
CC: Bart Olson, City Administrator 
Date: August 21, 2024 
Subject: PZC 2024-06 – Jerry Styrczula on Behalf of A&D Properties, LLC (Site 

Approval Plan) 
 1.5 Review 
 



B-3 Business Highway District to M-1 Limited Manufacturing District. Additionally, in June 2024, the 
County Board approved the rezoning of the property to M-1 Limited Manufacturing District.  
 
PROPOSED DEVELOPMENT: 

The property is currently zoned M-1 Limited Manufacturing District in Kendall County. Per Kendall 
County’s Zoning Ordinance, all development proposed in the district must obtain site approval from the 
County Board. According to the application and site plans provided, the petitioner would like site plan 
approval to operate a trucking business for the sale and storage of semi-trailers, small trailers, semi-tractors, 
and similar uses. The site will consist of an approximately 13,000 square foot main building, and two (2) 
metal and frame buildings totaling approximately 17,000 square feet. The property also includes a detention 
area on the southwest area on Route 47, as illustrated on the site plan below.  

 
Site Plan 

The site plan, as illustrated above, indicates a total building area of approximately 30,000 square feet. The 
site plan shows five (5) customer parking stalls, twenty-four (24) employee parking stall, and fifty-eight 
(58) parking stalls for trailers, totaling 87 parking stalls at full build out. The site plan shows one (1) access 
from Route 47 and one (1) access from Conservation Drive. 
 
Engineering 

The City’s engineering consultant, EEI, has reviewed the submitted civil plans. Their only comment is the 
petitioner should submit their plans to the Illinois Department of Transportation (IDOT) for an entrance 
permit and to coordinate with the Illinois Department of Transportation (IDOT) regarding the future 
widening improvements that are planned in the area.  
 
 
 
 
 
 



YORKVILLE COMPREHENSIVE PLAN: 

Yorkville’s 2016 Comprehensive Plan designation for this property is Estate/Conservation Residential and 
Agricultural Zone (AZ). The Estate/Conservation Residential future land use is intended to provide 
flexibility for residential design in areas in Yorkville that can accommodate low-density detached single-
family housing but also include sensitive environmental and scenic features that should be retained and 
enhanced. The Agricultural Zone future land use designation is primarily intended for lands expected to 
remain for agricultural uses, both farming and restricted forms such as pastures, gardening, riding stables, 
nurseries, and greenhouses. 

 
As previously mentioned, this property 
was granted rezoning approval by 
Kendall County changing the property 
from B-3 Business Highway District to 
M-1 Limited Manufacturing District. 
This rezoning was also reviewed and 
not objected by the City of Yorkville in 
May 2024 as part of the 1.5-mile review 
process. The new zoning classification 
is consistent with Kendall County’s 
recent changes to its Future Land Use 
Map.  
 
The proposed land use and M-1 zoning 
in Kendall County is inconsistent with 
Yorkville’s Comprehensive Plan. If 
approved, the proposed facility to 
operate a trucking business for the sale 

and storage of semi-trailers, small trailers, semi-tractors, and similar uses would necessitate a review and 
potential amendment to Yorkville’s Comprehensive Plan’s future land use plans for this area. An 
appropriate future land use designation would be General Industrial (GI) which is intended for a broad 
range of warehousing and manufacturing activities of minimal environmental impact.  
 
EDC COMMENTS 

At the May 7, 2024, Economic Development Committee meeting, Daniel Kramer stated that his client, 
Jerry Styrczula, a dealer of Fruehauf Manufacturing, would solely be conducting trailer sales and would 
not be running a trucking business on the site. However, at the August 6, 2024, Economic Development 
Committee meeting, the committee requested clarification on whether the trailers currently on the site 
would be removed or remain, especially given that the site plans display storage for semi-tractors, semi-
trailers, small trailers, and similar uses. 
 
Mr. Kramer responded via email on August 7, 2024, “Sure the language is meant to cover the Sales of the 
new Trailers. We have continued to represent to the County and as part of Owner’s Business plan he has 
absolutely no intention, nor permission to run a trucking business at the site. There are still some Remnants 
of Trailers that were sent to His site that had been used by Plano Molding (rented to that customer by 
Jerry’s business) at their Manufacturing and Distribution sites in Plano and Sandwich to store inventory. 
Plano Molding cut way down on Storage of both and returned them to Jerry. He is selling and sending them 
to auctions to dispose of, and they will not remain on site. Hopefully that answers the concerns”.  

In summary, the clarification provided by Daniel Kramer confirms that the trailers in question are being 
sold and that there are no plans to operate a trucking business at the site. A&D Properties, LLC, the owner 
of the property, has no intention or authorization to use the site for trucking operations, and the remaining 
trailers will be removed in due course. 



STAFF COMMENTS 

Staff is seeking input from the Planning and Zoning Commission as the one-and-a-half-mile review allows 
for the City to make comments and requests to the petitioner and County prior to their public meetings. 
This review will also be brought to City Council on September 24, 2024. This item was delivered to the 
City on June 26, 2024. 
 
PROPOSED MOTION 

In consideration of the proposed mile and one-half review of Kendall County Petition 24-07 for site plan 
approval to operate a trucking business for the sale and storage of semi-trailers, small trailers, semi-
tractors, and similar uses at 7789 Route 47, the Planning and Zoning Commission recommends to the 
City Council to (object or not to object) to the request. 

 
ATTACHMENTS 

1. Application with Attachments 
2. Email from Dan Kramer  
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DEPARTMENT OF PLANNING, BUILDING & ZONING 
111 West Fox Street • Room 203 

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

 
Petition 24-07 

Jerry Styrczula on Behalf of A&D Properties, LLC 
Site Plan Approval 

 
 

INTRODUCTION 
A&D Properties, LLC would like site plan approval in order to operate a trucking business for the sale and 
storage of semi-trailers, small trailers, semi-tractors, and similar uses at 7789 Route 47. 

The County Board approved the rezoning of this property to M-1 in June 2024. 

The application materials are included as Attachment 1.  The proposed site plan is included as Attachment 2.  
The proposed landscaping plan is included as Attachment 3.   

SITE INFORMATION 
PETITIONERS: 

 
Jerry Styrczula on Behalf of A&D Properties, LLC 
 

ADDRESS: 
 

7789 Route 47, Yorkville 

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

 

 
 

 
TOWNSHIP: 

 

 
 
Kendall 

PARCEL #s: 
 

05-09-300-015 
 

LOT SIZE: 
 

16.4 +/- Acres 

EXISTING LAND Vacant and Improved Commercial 
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USE: 
 

ZONING: 
 

B-3 Highway Business District 
 

LRMP: 
 

Future 
Land Use 

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

Roads Route 47 is a State maintained Arterial Road. 

Trails There are no trails planned in this area. 

Floodplain/ 
Wetlands 

There are no floodplains or wetlands on the property. 

  
 

REQUESTED 
ACTION: Site Plan Approval  

 

APPLICABLE 
REGULATIONS: 

Section 13:10 – Site Plan Review 

  
SURROUNDING LAND USE 

Location Adjacent Land Use Adjacent 
Zoning 

Land Resource 
Management Plan 

Zoning within ½ 
Mile 

North Improved Commercial, 
Agricultural, Single-
Family Residential 

R-2 and B-3 
(Yorkville) 

Suburban 
Neighborhoods and 
Estate/Conservation 

Residential (Yorkville) 
  

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

(County) 
 

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

(Yorkville) 
 

South Vacant Manufacturing  M-1 
 

Mixed Use Business 
(County) 

Agricultural 
(Yorkville) 

 

A-1 and M-1 

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

Estate/Conservation 
Residential 
(Yorkville) 

 

R-2 and R-3 
(Yorkville) 

 

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

(County) 
  

Agricultural (Yorkville) 

A-1 

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

ENDANGERED SPECIES REPORT 
EcoCAT Report submitted and consultation was terminated (see Attachment 1, Pages 14-15).  
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ACTION SUMMARY 

KENDALL TOWNSHIP     
Petition information was sent to Kendall Township on June 26, 2024.   
 
UNITED CITY OF YORKVILLE 
Petition information was sent to the United City of Yorkville on June 26, 2024.   
 
BRISTOL-KENDALL FIRE PROTECTION DISTRICT 
Petition information was sent to the Bristol-Kendall Fire Protection District on June 26, 2024.  

 
DESIGN STANDARDS 
Pursuant to Section 13:10.D of the Kendall County Zoning Ordinance, the following shall be taken into account 
when reviewing Site Plans (Staff comments in bold):   
 
Responsive to Site Conditions-Site plans should be based on an analysis of the site. Such site analysis shall 
examine characteristics such as site context; geology and soils; topography; climate and ecology; existing 
vegetation, structures and road network; visual features; and current use of the site. In addition to the standards 
listed below, petitioners must also follow the regulations outlined in this Zoning Ordinance. To the fullest extent 
possible, improvements shall be located to preserve the natural features of the site, to avoid areas of 
environmental sensitivity, and to minimize negative effects and alteration of natural features. Fragile areas such 
as wetlands and flood plains should be preserved as open space. Slopes in excess of 20 percent as measured 
over a 10-foot interval also should remain as open space, unless appropriate engineering measures concerning 
slope stability, erosion and safety are taken. The property has been zoned B-3 since 1975 and the main 
building has been on the property since approximately 1977. The property was rezoned to M-1 in 2024. 
The property was previously used for an agricultural implement sales business.  The construction of 
the new building is an area that is already paved.  There are no floodplains or wetlands on the property.  
There are no excessive slopes on the property.    
 
Traffic and Parking Layout-Site plans should minimize dangerous traffic movements and congestion, while 
achieving efficient traffic flow. An appropriate number of parking spaces shall be provided while maintaining 
County design standards. The number of curb cuts should be minimized and normally be located as far as 
possible from intersections. Connections shall be provided between parking areas to allow vehicles to travel 
among adjacent commercial or office uses. Cross-access easements or other recordable mechanisms must be 
employed.  The site plan shows one (1) access from Route 47 and one (1) access from Conservation 
Drive.  There will be a maximum of four (4) employees at the property.  Based on the approximately 
fifteen thousand (15,000) square feet of buildings presently onsite and the requirement in Section 11:04 
of one (1) parking space per six hundred (600) square feet of floor area plus one (1) parking space per 
employees, the property meets the parking requirements contained in the Zoning Ordinance without 
the construction of the new building.  The site plan shows five (5) customer parking spaces, including 
two (2) handicapped accessible parking space, twenty-four (24) employee parking spaces, and fifty-
eight (58) parking spaces for trailers.   
 
Conflicts between pedestrians and vehicular movements should be minimized. When truck traffic will be present 
upon the site, the road size and configuration shall be adequate to provide for off-street parking and loading 
facilities for large vehicles. Barrier curb should be employed for all perimeters of and islands in paved parking 
lots, as well as for all service drives, loading dock areas, and the equivalent. Parking lots in industrial or 
commercial areas shall be paved with hot-mix asphalt or concrete surfacing. No conflicts are foreseen.   
 
Site Layout-Improvements shall be laid out to avoid adversely affecting ground water and aquifer recharge; 
minimize cut and fill; avoid unnecessary impervious cover; prevent flooding and pollution; provide adequate 
access to lots and sites; and mitigate adverse effects of shadow, noise, odor, traffic, drainage and utilities on 
neighboring properties.  The proposal should not impact, shadow, noise, odor, traffic, or utilities on 
neighboring properties.  Drainage concerns can be addressed in the stormwater management permit.  
The proposed septic field is located south of the access drive and southern most future parking area.   
 
Consistent with the Land Resource Management Plan-The proposed use and the design of the site should be 
consistent with the Land Resource Management Plan.  This is true.    
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Building Materials-The proposed site plan design shall provide a desirable environment for its occupants and 
visitors as well as its neighbors through aesthetic use of materials, textures and colors that will remain appealing 
and will retain a reasonably adequate level of maintenance. Buildings shall be in scale with the ultimate 
development planned for the area. Monotony of design shall be avoided. Variations in detail, form, and setting 
shall be used to provide visual interest. Variation shall be balanced by coherence of design elements. No 
rendering was provided.   
 
Relationship to Surrounding Development-A site shall be developed in harmony with neighboring street pattern, 
setbacks and other design elements.  This is not an issue.  
  
Open Space and Pedestrian Circulation-Improvements shall be designed to facilitate convenient and safe 
pedestrian and bicycle movement within and to the property.  This is not an issue.   
 
Buffering-Measures shall be taken to protect adjacent properties from any undue disturbance caused by 
excessive noise, smoke, vapors, fumes, dusts, odors, glare or stormwater runoff. Incompatible, unsightly 
activities are to be screened and buffered from public view.  The Petitioner proposes a seven foot (7’) tall 
iron looking fence across the front (east) side of the property and an eight foot (8’) tall solid fence along 
sides and rear of the property.  The Petitioner also proposes a slide gate at the main entrance off of 
Route 47 and a gate off of Conservation Drive.  The landscaping plan proposes four (4) Autumn Blaze 
Maples, four (4) Thornless Honeylocusts, eighteen (18) Neon Flash Spirea, eighteen (18) Chicagoland 
Green Boxwoods, Kentucky Bluegrass, and Wet Mesic Prairie Mix.  The Petitioner also proposes to 
keep the existing trees within ten feet (10’) of the southern and western property lines, except for dead 
trees brush.  The area around the sign would also be landscaped.  Section 11:02.F.8 of the Zoning 
Ordinance discussing the planting of hedges, installation of berms, and the planting of natural 
vegetation.  This Section also gives the Regional Planning Commission the ability to reduce buffering 
requirements.  The Petitioner would like to ask the Regional Planning Commission for a reduction in 
the buffering requirement.   
 
Emergency Vehicle Access-Every structure shall have sufficient access for emergency vehicles.  The 
Petitioner proposes to provide the Bristol-Kendall Fire Protection District and Sheriff’s Department with 
the combination to the gate.  Beyond that information, Staff would like comments from the Fire 
Protection District and Sheriff’s Department on this matter. 
  
Mechanical Equipment Screening-All heating, ventilation and air conditioning equipment shall be screened on 
sides where they abut residential districts.  The HVAC system is along the northside of the building at 
ground level.  The proposed fences should screen adjoining properties from the mechanical systems.   
 
Lighting-The height and shielding of lighting fixtures shall provide proper lighting without hazard to motorists on 
adjacent roadways or nuisance to adjacent residents by extending onto adjacent property. Cut-off lighting 
should be used in most locations, with fixtures designed so that the bulb/light source is not visible from general 
side view. The Petitioner does not propose any additional exterior lighting other than the battery packs 
on the building for security purposes.  The parking area for inventory would not be illuminated and the 
sign would not be illuminated.  There would be an illuminated sign on the building.   
 
Refuse Disposal and Recycling Storage Areas-All refuse disposal and recycling storage areas should be 
located in areas designed to provide adequate accessibility for service vehicles. Locations should be in areas 
where minimal exposure to public streets or residential districts will exist. Screening shall be required in areas 
which are adjacent to residential districts or are within public view. Such enclosures should not be located in 
landscape buffers. Refuse containers and compactor systems shall be placed on smooth surfaces of non-
absorbent material such as concrete or machine-laid asphalt. A concrete pad shall be used for storing grease 
containers. Refuse disposal and recycling storage areas serving food establishments shall be located as far as 
possible from the building’s doors and windows. The use of chain link fences with slats is prohibited.  One (1) 
twelve foot by twenty-five foot (12X25’) concrete dumpster area is shown west of the eastern most 
building. This area would be inside a wooden fence.  The refuse area would be moved, if the new 
building was constructed.   
 
 



ZPAC Memo – Prepared by Matt Asselmeier – June 26, 2024 Page 5 of 5  

 
RECOMMENDATION  
Pending review by ZPAC and the Kendall County Regional Planning Commission, Staff recommends approval 
of the site plan subject to the following conditions: 
 

1. The site shall be developed substantially in accordance with the attached site plan (Attachment 2) and 
landscaping plan (Attachment 3). 
 

2. An eight foot (8’) tall solid fence shall be added along the north, west, and south property lines in 
addition to the seven foot (7’) tall iron looking fence depicted on the site plan (Attachment 2). 
 

3. One (1) gate made of the same material and size of the eight foot (8’) tall fence shall be placed along 
the entrance of the property at Conservation Drive.    
 

4. The Kendall County Sheriff’s Department and the Bristol-Kendall Fire Protection District shall be 
provided a passcode to at least one (1) of the gates. 
 

5. The fencing and landscaping shall be installed by December 31, 2024.  The Planning, Building and 
Zoning Department may grant an extension to this deadline. 
 

6. Dead trees and scrub growth located within ten feet (10’) of the southern and western property lines 
may be removed. 
 

7. If additional lighting is proposed in the future, an amendment to the site plan will be required. 
 

8. If the building addition shown on the site plan is constructed, an amendment to the site plan will be 
required.      

 
9. The site shall be developed in accordance with all applicable federal, state, and local laws related to 

site development.    
 
ATTACHMENTS  
1. Application Materials 
2. Site Plan 
3. Landscaping Plan  
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LEGAL DESCRIPTION OF PARCEL 1: 
 
That Part of the West Half of Section 9, Township 36 North, Range 7 East of the Third Principal 
Meridian, described as follows:  
Commencing at the Southeast Corner of said Section 9; thence Westerly along the Southerly Line of 
said Section, 2672.0 feet to the tangent center line of Illinois State Route No. 47 extended from the 
South; thence South along said tangent center line, 869.22 feet; thence South 89°34'04” West, 615.0 
feet; thence North 24°54'19” West, 1015.92 feet for the point of beginning; thence North 24°54'19” 
West, 456.95 feet; thence North 66°41'34” East, 1012.15 feet to the Westerly Right of Way Line of said 
State Route No. 47, being 40.0 feet normally distant Southwesterly from the center line of said Route; 
thence Southeasterly along said Westerly Right of Way Line, being on a curve to the right having a 
radius of 5420.43 feet, a distance of 91.87 feet; thence South 17°08'59” East along said right of way 
line, 0.80 feet; thence Southeasterly along said Westerly Right of Way Line, being on a curve to the 
right having a radius of 5344.41 feet, a distance of 343.71 feet to a line drawn North 65°13'06” East 
from the point of beginning; thence South 65°13'06” West, 942.72 feet to the point of beginning, in the 
Township of Kendall, in Kendall County, Illinois, 
EXCEPT those Parts conveyed to the State of Illinois in the Deeds recorded June 29, 1990 as 
Document 1990-904189 and October 23, 1990 as Document 1990-906729. 
 
 
LEGAL DESCRIPTION OF PARCEL 2: 
 
Lots 2 and 3 of Walz Subdivision, recorded December 17, 1990 as Document 907919, in the Township 
of Kendall, Kendall County, Illinois. 
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PHONE: (815)  786-0195

TEBRUGGE ENGINEERING
TEBRUGGEENGINEERING.COM

A&D PROPERTIES, INC.
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BEST MANAGEMENT PRACTICE NOTES 1. SEE STABILIZED CONSTRUCTION ENTRANCE DETAIL. THE CONSTRUCTION EXIT SHALL BE A MINIMUM OF 14' IN WIDTH AND 50' IN LENGTH FROM EXISTING PAVED SURFACE.  ALL CONSTRUCTION TRAFFIC MUST UTILIZE CONSTRUCTION EXIT PER DETAIL TO ACCESS THE PUBLIC ROAD. DURING CONSTRUCTION, THE CONSTRUCTION EXITS MAY BE SHIFTED AT THE CONTRACTOR'S DISCRETION TO FACILITATE GRADING OPERATION. EXIT MUST TERMINATE AT EXISTING PAVED SURFACE. THE CONTRACTOR SHALL BE RESPONSIBLE FOR ENSURING THAT THE RUNOFF FROM THE CONSTRUCTION EXIT IS DIRECTED BACK TOWARD THE SITE OR THAT THE RUNOFF IS CLEAR OF SEDIMENT. 2. THE CONTRACTOR MAY PERMANENTLY REMOVE ANY PORTION OF THE PERIMETER SILT FENCE AFTER ESTABLISHMENT OF FINAL GRADE AND/OR FINAL STABILIZATION RENDERS THE RESPECTIVE PORTION OF THE PERIMETER SILT FENCE UP STREAM OF A DISTURBANCE AND/OR INEFFECTIVE AS A BEST MANAGEMENT PRACTICE. ANY SUCH REMOVAL SHALL BE NOTED ON THE SWPPP SITE MAPS ALONG WITH UPSTREAM STABILIZATION AND GRADING CONDITIONS. 3. NO STRUCTURE SHALL BE ALLOWED TO BE PROTECTED WITH ANY MEASURE OTHER THAN THOSE DETAILED IN THIS SWPPP SITE MAP FOR MORE THAN 48 HOURS OR IF RAIN IS IMMINENT. STRUCTURES THAT WILL NOT RECEIVE A CASTING WITHIN 48 HOURS OF INSTALLATION SHALL RECEIVE IP6 PROTECTION. UPON INSTALLATION OF THE GRATE, IP3 OR IP5 PROTECTION SHALL BE INSTALLED RESPECTIVE TO THE TYPE OF GRATE. STRUCTURES WITH CLOSED LIDS WILL NOT REQUIRE PROTECTION FOLLOWING INSTALLATION OF THE LID. THE CONTRACTOR SHALL NOTE THE TIME STRUCTURE INSTALLATION (AND PROTECTION INSTALLATION, INCLUDING TYPES OF PROTECTION) ARE EMPLOYED. WHENEVER PIPE INSTALLATION IS HALTED FOR MORE THAN 24 HOURS OR WHEN RAIN IS IMMINENT, THE OPEN END SHALL BE PROTECTED WITH A TEMPORARY BULK HEAD. A  " SHEET OF PLYWOOD THAT EXTENDS 6" BEYOND THE OUTSIDE DIAMETER OF THE PIPE SHALL BE PLACED AGAINST 34" SHEET OF PLYWOOD THAT EXTENDS 6" BEYOND THE OUTSIDE DIAMETER OF THE PIPE SHALL BE PLACED AGAINST THE EXPOSED PIPE END. GRAVEL SHALL BE PLACED AGAINST THE PLYWOOD IN SUFFICIENT QUANTITY SO AS TO ENSURE THE TIGHTEST POSSIBLE SEAL. THE TRENCH SHALL BE DE-WATERED PRIOR TO REMOVING THE BULKHEAD. 4. PERMANENT EROSION CONTROL FABRIC (NORTH AMERICAN GREEN SC150) SHALL BE APPLIED TO ALL SLOPES 4:1 OR GREATER. FOLLOW MANUFACTURER SPECIFICATIONS FOR INSTALLATION. THE CONTRACTOR SHALL NOTE ALL AREAS WHERE FABRIC HAS BEEN INSTALLED RELATIVE TO AS-BUILT GRADES AND FURNISH THESE BOUNDARIES TO THE CIVIL ENGINEER UPON REQUEST.  5. PERMANENT SEEDING SHOULD BE PLANTED AS SOON AS IT IS PRACTICAL TO ENSURE PROPER GERMINATION PRIOR TO TERMINATION OF PERMIT COVERAGE. THE CONTRACTOR SHALL PLANT PERMANENT SEEDING AS SPECIFIED ON THE LANDSCAPING PLAN AS SOON AS FINAL GRADES ARE ESTABLISHED AS SPECIFIED ON THE GRADING PLAN.  SEE SITE LANDSCAPING PLAN FOR EXACT GROUND COVER TYPE AND LOCATION. 6. STOCKPILE SHOULD BE LOCATED IN AREAS THAT DO NOT HAVE HIGH POTENTIAL FOR CONTRIBUTING SEDIMENTS TO STORMWATER FACILITIES. 7. STOCKPILES OF SOIL AND OTHER BUILDING MATERIALS TO REMAIN IN PLACE MORE THAN THREE (3) DAYS SHALL BE FURNISHED WITH EROSION AND SEDIMENT CONTROL MEASURES. STOCK PILES NOT ACTIVELY WORKED AND TO REMAIN IN PLACE FOR 14 DAYS OR MORE SHALL RECEIVE TEMPORARY SEEDING. 8. THE CONDITION OF THE CONSTRUCTION SITE FOR WINTER SHUTDOWN SHALL BE ADDRESSED EARLY IN THE FALL GROWING SEASON SO THAT SLOPES AND OTHER BARE EARTH AREAS MAY BE STABILIZED WITH TEMPORARY AND/OR PERMANENT VEGETATIVE COVER FOR PROPER EROSION AND SEDIMENT CONTROL. ALL OPEN AREAS THAT ARE TO REMAIN IDLE THROUGHOUT THE WINTER SHALL RECEIVE TEMPORARY EROSION CONTROL MEASURES INCLUDING TEMPORARY SEEDING, MULCHING AND/OR EROSION CONTROL BLANKET PRIOR TO THE END OF THE FALL GROWING SEASON. THE AREAS TO BE WORKED BEYOND THE END OF THE GROWING SEASON MUST INCORPORATE SOIL STABILIZATION MEASURES THAT DO NOT RELY ON VEGETATIVE COVER SUCH AS EROSION CONTROL BLANKET AND HEAVY MULCHING.
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CONTRACTOR'S CERTIFICATION "I CERTIFY UNDER PENALTY OF LAW THAT I UNDERSTAND THE TERMS AND CONDITIONS OF THE GENERAL NATIONAL POLLUTANT DISCHARGE ELIMINATION SYSTEM (NPDES) PERMIT (ILR10) THAT AUTHORIZES THE STORM WATER DISCHARGES ASSOCIATED WITH INDUSTRIAL ACTIVITY FROM THE CONSTRUCTION SITE IDENTIFIED AS PART OF THE CERTIFICATION. CONTRACTOR NAME & TITLE: ADDRESS: PHONE #: ___________________________________________________________ SIGNATURE            DATE DATE CONTRACTOR NAME & TITLE: ADDRESS: PHONE #: ___________________________________________________________ SIGNATURE                                                    DATE CONTRACTOR NAME & TITLE: ADDRESS: PHONE #: ___________________________________________________________ SIGNATURE                                                    DATE
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GENERAL CONTRACTOR / OWNER SHALL COORDINATE WHICH CONTRACTORS WILL BE PROVIDING SWPPP SERVICES AND HAVE THEM SIGN THE CONTRACTOR'S CERTIFICATION ALL CONTRACTORS AND SUBCONTRACTORS IDENTIFIED IN A STORM WATER POLLUTION PREVENTION PLAN SHALL SIGN A COPY OF THE FOLLOWING CERTIFICATION STATEMENT BEFORE CONDUCTING ANY PROFESSIONAL SERVICES AT THE SITE IDENTIFIED IN THE STORM WATER POLLUTION PREVENTION PLAN
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ILLINOIS URBAN MANUAL PROTECTIONS: IP-1. BLOCK AND ROCK SOCK INLET PROTECTION FOR SUMP OR ON-GRADE INLETS IP-2. CURB (ROCK) SOCKS UPSTREAM OF INLET PROTECTION, ON-GRADE INLETS IP-3. ROCK SOCK INLET PROTECTION FOR SUMP/AREA INLET IP-4. SILT FENCE INLET PROTECTION FOR SUMP/AREA INLET IP-5. OVER-EXCAVATION INLET PROTECTION IP-6. STRAW BALE INLET PROTECTION FOR SUMP/AREA INLET CIP-1. CULVERT INLET PROTECTION
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CONCRETE WASH-OUT NOTE:
CONCRETE WASHOUT SHOULD BE CONTAINED AT ALL TIMES. WASHOUT
MATERIAL SHOULD NOT BE ALLOWED TO ENTER WATER BODIES, STORM
SEWERS OR LEACH INTO THE SOIL UNDER ANY CIRCUMSTANCES. ANY
WASTE SHOULD BE DISPOSED OF PROPERLY AND THE LOCATION OF THE
WASHOUT SHOULD BE DESIGNATED WITH PROPER SIGNAGE. FAILURE TO
COMPLY COULD RESULT IN AN INCIDENCE OF NONCOMPLIANCE (ION).
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Final site stabilization is achieved when perennial vegetative cover provides permanent stabilization with a density greater than 70 percent over the entire area to be stabilized by vegetative cover. This is exclusive of areas paved, rocked, or having a building on them. B. OTHER POLLUTANT CONTROLS This section includes the controls of pollutants other than sediment and additional requirements of the General Permit. 1. Dust Control Construction traffic must enter and exit the site at the stabilized construction exit. Water trucks or other dust control agents will be used as needed during construction to reduce dust generated on the site. Dust control must be provided by the Contractor to a degree that is in compliance with applicable Local and State dust control regulations. 2. Solid Waste Disposal No solid materials, including building materials, are allowed to be discharged from the site with storm water. All solid waste, including disposable materials incidental to the major construction activities, must be collected and placed in containers. The containers will be emptied as necessary by a contract trash disposal service and hauled away from the site. Covers for the containers will be provided as necessary to meet State and Local requirements. The location of solid waste receptacles shall be shown on the Site Maps. Substances that have the potential for polluting surface and/or groundwater must be controlled by whatever means necessary in order to ensure that they do not discharge from the site. As an example, special care must be exercised during equipment fueling and servicing operations. If a spill occurs, it must be contained and disposed of so that it will not flow from the site or enter groundwater, even if this requires removal, treatment, and disposal of soil. In this regard, potentially polluting substances should be handled in a manner consistent with the impact they represent. 3. Sanitary Facilities All personnel involved with construction activities must comply with State and Local sanitary or septic regulations. Temporary sanitary facilities will be provided at the site throughout the construction phase. They must be utilized by all construction personnel and will be serviced by a commercial operator. The location of sanitary facilities shall be shown on the Site Map. 4. Non-Storm Water Discharge Non-storm water components of site discharges are not permitted under ILR10 except as follows: discharges from fire fighting activities; fire hydrant flushings; water used to wash vehicles where detergents are not used; waters used to control dust; potable water sources including uncontaminated waterline flushings; irrigation drainage; routine external building washdown which does not use detergents; pavement washdowns where spills or leaks of toxic  or hazardous or hazardous materials have not occurred (unless all spilled material has been removed) and where detergents are not used; air conditioning condensate; springs, uncontaminated ground  water; and foundation or footing drains where flows are not water; and foundation or footing drains where flows are not contaminated with process  materials such as solvents. materials such as solvents. 5. Concrete Waste from Concrete Ready-Mix Trucks Discharge of excess or waste concrete and/or wash water from concrete trucks will be allowed on the construction site, but only in specifically designated diked areas prepared to prevent contact between the concrete and/or wash water and storm water that will be discharged from the site. Alternatively, waste concrete can be placed into forms to make rip rap or other useful concrete products. The cured residue from the concrete washout diked areas shall be disposed in accordance with applicable State and Federal regulations. The jobsite superintendent is responsible for assuring that these procedures are followed. The location of concrete washout areas shall be shown on the Site Maps. 6. Mason's Area Contractor shall identify mason's area on the site and indicate location on the Site Map. To the extent practical, all masonry tools, material, including sand and sacked cement or mortar materials, and equipment shall be located within the area identified. Runoff control, such as berms or diversion ditches, silt fence, straw wattles, or other means of containment shall be provided to prevent the migration of storm water pollutants in runoff from the    mason's area. Receptacles for debris and trash disposal shall also be provided. 7. Fuel Tanks Temporary on-site fuel tanks for construction vehicles shall meet all State and Federal regulations. Tanks shall have approved spill containment with the capacity required by the applicable regulations. The tanks shall be in sound condition free of rust or other damage which might compromise containment. Fuel storage areas will meet all EPA, OSHA and other regulatory requirements for signage, fire extinguisher, etc. Hoses, valves, fittings, caps, filler nozzles, and associated hardware shall be maintained in proper working condition at all times. The location of fuel tanks shall be shown on the Site Maps. A Spill Prevention, Control and Countermeasure (SPCC) Plan must be developed if  aboveground oil storage capacity aboveground oil storage capacity at the construction site exceeds 1,320-gallons. Containers with storage capacity of 55-gallons or less are not included when calculating site storage capacity. The Contractor shall work with the Civil Engineering Consultant to develop and implement a SPCC Plan in accordance with the Oil Pollution Prevention regulation at Title 40 of the Code of Federal Regulations, Part 112, (40 CFR 112). 8. Hazardous Material Management and Spill Reporting Plan Any hazardous or potentially hazardous material that is bought onto the construction site will be handled properly in order to reduce the potential for storm water pollution. All  materials used on this construction site will be properly materials used on this construction site will be properly stored, handled, dispensed and disposed of following all applicable label directions. Material Safety Data Sheets (MSDS) information will be kept on site for any and all applicable materials. In the event of an accidental spill, immediate action will be undertaken by the Contractor to contain and remove the spilled material. All hazardous materials will be disposed of by the Contractor in the manner specified by Federal, State and Local regulations and by the manufacturer of such products. As soon as possible, the spill will be reported to the appropriate agencies. As required under the provisions of the Clean Water Act, any spill or discharge entering waters of the United States will be properly reported. The Contractor will prepare a written record of any spill of petroleum products or hazardous materials in excess of reportable quantities and will provide notice to Owner within 24-hours of the occurrence of the spill. Any spills of petroleum products or hazardous materials in excess of Reportable Quantities as defined by EPA shall be immediately reported to the EPA National Response Center (1-800-424-8802). In addition, 35 Ill. Adm. Code 750.410 requires notification of IEMA  (1-800-782-7860). Reportable chemical spill quantities are those listed for (1-800-782-7860). Reportable chemical spill quantities are those listed for hazardous substances under Superfund, or as extremely hazardous substances under the Superfund Reauthorization and Amendments Act of 1986 (SARA), the emergency planning statute which also establishes threshold planning quantities (29 Ill. Admin. Code 430.30). Oil spills are reportable if they must be reported under the Federal Water Pollution Control Act. This generally includes spills that are in excess of 25 gallons and or "may be harmful to the public health or welfare" (40 CFR 110). Harmful discharges include those that (1) violate applicable water quality standards, or (2) leave a film on the water or adjoining shorelands or cause a sludge or emulsion to be deposited beneath the water's surface or on adjoining shorelands. The reportable quality for hazardous materials can be found in 40 CFR 302 or by contacting the IEMA (1-800-785-9888). In order to minimize the potential for a spill of petroleum product or hazardous materials to come in contact with storm water, the following steps will be implemented: a) All materials with hazardous properties (such as pesticides, petroleum products, fertilizers, detergents, construction chemicals, acids, paints, paint solvents, additives for soil stabilization, concrete, curing compounds and additives, etc.) will be stored in a secure location, under cover, when not in use. b) The minimum practical quantity of all such materials will be kept on the job site and  scheduled for delivery scheduled for delivery as close to tome of use as practical. c)A spill control and containment kit (containing for example, absorbent material such as kitty litter or sawdust, acid neutralizing agent, brooms, dust pans, mops, rags, gloves, goggles, plastic and metal trash containers, etc.) will be provided at the storage site. d) All of the products in a container will be used before the container is disposed of. All such containers will be triple rinsed, with water prior to disposal. The rinse water used in these containers will be disposed of in a manner in compliance with State and Federal regulations and will not be allowed to mix with storm water discharges. e) All products will be stored in and used from the original container with the original product label. f) All products will be used in strict compliance with instructions on the product label. g) The disposal of excess or used products will be in strict compliance with instructions on the product label. 9. Long Term Pollutant Controls Storm water pollutant control measures installed during construction, that will also provide storm water management benefits after construction, include turf areas in sufficient quantity so as to provide a site impervious ratio (ISR) or 0.76. C. CONSTRUCTION PHASE "BEST MANAGEMENT PRACTICES" (BMPs) During the construction phase, the Contractor shall implement the following measures: 1. Materials resulting from the clearing and grubbing or excavation operations shall be stockpiled up slope from adequate sedimentation controls. Materials removed to an off-site  location shall be protected with appropriate controls location shall be protected with appropriate controls and property permitted. 2. The Contractor shall designate areas on the Site Map for equipment cleaning, maintenance, and repair. The Contractor and sub-contractors shall utilize such designated areas. Cleaning, maintenance, and repair areas shall be protected by a temporary perimeter berm, shall not occur within 150 feet of any waterway, water body or wetland, and in areas located as far as  practical from storm water inlets. practical from storm water inlets. 3. Use of detergents for large scale washing is prohibited (i.e. vehicles, buildings, pavement, surfaces, etc.). 4. Chemicals, paints, solvents, fertilizers, and other toxic materials must be stored in waterproof containers. Except during application, the containers, the contents must be kept in trucks or within storage facilities. Runoff containing such material must be collected, removed from the site, treated, and disposed of at an approved solid waste and chemical disposal facility. facility. D. OFF-SITE FACILITIES IN THE OPERATIONAL CONTROL OF THE CONTRACTOR Whenever dirt, rock, or other materials are imported to the construction site or exported for placement in areas off of the primary construction site, the Contractor is responsible for determining that all storm water permitting and pollution control requirements are met for each site which receives such materials or from which site materials are taken. Prior to the disturbance of any such site, Contractor will confirm that the operators of the site they are  importing to or exporting from have properly obtained all required permits, and will comply with all laws, regulations and permit conditions applicable to such sites. At a minimum, each off-site area that provides or receives material or is disturbed by project activities must implement erosion and sediment control measures consisting of perimeter controls on all down slope and side slope boundaries and must also provide for both temporary stabilization and for permanent re-vegetation after all disturbances has ended. 4. LOCAL PLANS In addition to this SWPPP, construction activities associated with this project must comply with any guidelines set forth by Local regulatory agencies. The Contractor shall maintain documents evidencing such compliance in this SWPPP. 5. INSPECTIONS AND SYSTEM MAINTENANCE  Between the time this SWPPP is implemented and final Notice of Termination has been submitted, all disturbed areas and pollutant controls must be inspected weekly and within 24 hours of the end of a storm event 0.5 inches or equivalent snowfall. The purpose of site inspections is to assess performance of pollutant controls. The inspections will be conducted by the Contractor's Site Superintendent. Based on these inspections, the Contractor will decide whether it is necessary to modify this SWPPP, add or relocate controls, or revise or implement additional Best Management Practices in order to prevent pollutants from leaving the site via storm water runoff. The Contractor has the duty to cause pollutant control measures to be repaired, modified, supplemented, or take additional steps as necessary in order to achieve effective pollutant control. Examples of specific items to evaluate during site inspections are listed below. This list is not intended to be comprehensive. During each inspection, the inspector must evaluate  overall pollutant control system performance as well as particular details of individual system components. Additional factors should be considered as appropriate to the circumstances. A. CONSTRUCTION EXIT AND TRACK OUT Locations where vehicles enter and exit the site must be inspected for evidence of off-site sediment tracking. A stabilized construction exit shall be constructed where vehicles enter and exit. Exits shall be maintained or supplemented with additional rock as necessary to prevent the release of sediment from vehicles leaving the site. Any sediment deposited on the roadway  shall be swept as necessary throughout the day or at the end of everyday and disposed of shall be swept as necessary throughout the day or at the end of everyday and disposed of in  an appropriate manner. Sediment shall NOT be washed into storm sewer systems. an appropriate manner. Sediment shall NOT be washed into storm sewer systems. B. SEDIMENT CONTROL DEVICES Sediment barriers, traps and basins must be inspected and they must be cleaned out at such time as their original capacity has been reduced by 50 percent. All material excavated from  behind sediment barriers or in traps and basins behind sediment barriers or in traps and basins shall be incorporated into on-site soils or spread out on an upland portion of the site and stabilized. Additional sediment barriers must be constructed as needed. C. MATERIAL STORAGE AREAS Inspections shall evaluate disturbed areas and areas used for storing materials that are exposed to rainfall for evidence of, or the potential for, pollutants entering the drainage system or discharging from the site. If necessary, the materials must be covered or original covers must be repaired or supplemented. Also, protective berms must be constructed, if needed, in order to contain runoff from material storage areas. All State and Local regulations pertaining to material storage areas will be adhered to. D. VEGETATION Grassed areas shall be inspected to confirm that a healthy stand of grass is maintained. The  site has achieved final site has achieved final stabilization once all areas are covered with building foundation or  pavement, or have a stand of grass with a minimum pavement, or have a stand of grass with a minimum of 70 percent density or greater over the entire vegetated area in accordance with the General Permit requirements. The vegetative density must be maintained to be considered stabilized. Area must be watered, fertilized, and   re-seeded as needed to achieve this requirement. E. DISCHARGE POINTS All discharge points must be inspected to determine whether erosion and sediment control measures are effective in preventing discharge of sediment from the site or impacts to  receiving waters. receiving waters. The Inspection Report Form must identify all deficiencies, any corrections, whether they are identified during the current inspection or have occurred since the previous inspection, and any additional comments. Based on inspection results, any modification necessary to increase effectiveness of this SWPPP to an acceptable level must be made immediately but no longer than within 48 hours of inspection. The inspections reports must be complete and additional information should be included if needed to fully describe a situation. An important aspect of the inspection report is the description of additional measures that need to be taken to enhance plan effectiveness. The inspection report must identify whether the site was in compliance with the SWPPP at the time of inspection and specifically identify all incidents of non-compliance. The Inspection Report Form must summarize the scope of the inspection, name(s) and qualifications of personnel making the inspection, the date(s) of the inspection, major observations relating to the implementation of this SWPPP, and actions taken in accordance with section 4.b shall be made and retained as part of the plan for at least six years after the date of the inspection. The report shall be signed in accordance with Part VI.G of the General Permit. If any violation of the provisions of this plan is identified during the conduct of the construction work covered by this plan, the Contractor's Compliance Officer shall complete and file an "Incidence of Noncompliance" (ION) report for the identified violation. The Contractor's Compliance Officer shall us forms provided by the IEPA and shall include specific information on the cause of noncompliance, actions which were taken to prevent any further causes of noncompliance, and a statement detailing any environmental impact which may have resulted in noncompliance. All reports of noncompliance shall be signed by a responsible authority in accordance with part VI.G of the General Permit. The report of noncompliance shall be mailed to the following address: Illinois Environmental Protection Agency Division of Water Pollution Control Attn: Compliance Assurance Section 1021 North Grand East P.O. Box 19276 Springfield, IL 62794-9276 Ultimately, it is the responsibility of the General Contractor to assure the adequacy of site pollutant discharge controls. Actual physical site conditions or Contractor practices could make it necessary to install more structural controls than are shown on the plans. For example, Localized concentrations of runoff could make it necessary to install additional sediment barriers. Assessing the need for additional controls and implementing them or adjusting existing controls will be a continuing aspect of this SWPPP until the site achieves final stabilization. Any modifications, additions or deletions of sediment control devices must be approved by the Engineer through written communications.
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1. GENERAL NOTES & DESCRIPTIONS The Storm Water Pollution Prevention Plan (SWPPP) includes, but is not limited to the Erosion and Demolition Plan included in the Engineering Plans with the Detail Sheet, the Notice of Intent, Permit Authorization, General Permit, Notice of Termination. All records of inspection and activities which are created during the course of the project, and other documents as may be included by reference to this SWPPP. Changes, modifications, revisions, additions, or deletions shall become part of this SWPPP as they occur. All Contractors and sub-contractors that are responsible for implementing and measure of the SWPPP must be identified and must certify this SWPPP by signing the SWPPP certification in accordance with Part VI.G (Signatory Requirements) of the ILR10 Permit. All signed certifications must be kept with the SWPPP documents and be available for inspection. The Contractor and all sub-contractors involved with construction activity that disturbs site soil or who implement a pollutant control measure identified in the Storm Water Pollution Prevention Plan must comply with the following requirements of the National Pollutant Discharge Elimination System (NPDES) General Permit, the NPDES Permit No. ILR10 for the State of Illinois and any local governing agency having jurisdiction concerning erosion and sediment control. A. GENERAL PERMIT INFORMATION All construction sites that will result in the disturbance of one acre or more must be permitted under the Illinois General NPDES Permit. The Notice of Intent (NOI) has been submitted at the address below. The NOI is for the onsite and offsite improvements . The NPDES Permit will be issued 30 days after the postmark date of the submittal of the NOI and initial yearly fee. Permit Information: The Owner has mailed the Owner-signed NOI form and the initial yearly fee of $500 to the address listed below. The Contractor will be responsible for submitting each subsequent $500 yearly fee, if applicable. A copy of the signed NOI form will be supplied to the Contractor. Unless notified by the Illinois Environmental Protection Agency (IEPA) to the contrary, construction activities may begin in accordance with this SWPPP and the ILR10 in 30 days following the post mark date of the NOI. Transfer Information: If a portion of the property is sold, that new Owner may obtain their own general permit by submitting a separate NOI. The original NOI may then be modified by re-submitting the NOI with update acreage and checking the box "change of information". Also include documentation explaining that a lot has been sold, the acreage difference and the date of sale. There is no fee involved with modifying the NOI. There are no requirements for a pre-construction meeting from any of the reviewing agencies. Agency Information: Illinois Environmental Protection Agency     Division of Water Pollution Control     1021 North Grand Avenue East     Springfield, Illinois 62794-9276     Phone: (217) 782-0610       B. PUBLIC POSTING The following documents will be supplied to the contractor and must be posted on the Entrance Sign in a prominent place for public viewing until termination of permit coverage has been obtained by filing the Notice of Termination (NOT). 1. Notice of Intent signed in accordance with ILR10. 2. Permit Authorization from the Illinois Environmental Agency (IEPA). 3. Construction Site Notice. The location of the SWPPP must be clearly visible.   C. RETENTION OF RECORDS A complete copy of the SWPPP, including copies of all inspection reports, plan revisions, etc., must be retained at the project site at all times during the duration of the project (until NOT is filed) and kept in the permanent project records of the Contractor for at least three years following submittal of the Notice of Termination (NOT). D. CONTRACTOR/SUB-CONTRACTOR LIST The Contractor must provide names and addresses of all sub-cntractors working on this project who will be involved with the major construction activities that disturb site soil.  This information must be kept with the SWPPP. E. CONTRACTOR/SUB-CONTRACTOR CERTIFICATION FORM The Contractor and all sub-contractors involved with ground disturbing or installation and maintenance of any Best Management Practice (BMP) on site must sign a copy of the Contractor Certification that will be supplied to the Contractor.  This information must be kept with the SWPPP. F. INSPECTIONS At least once every seven calendar days and with 24 hours of a 0.5 in rainfall event, inspections by documented Contractor Compliance Officer must be made to determine the effectiveness of the SWPPP. If the State or Local agencies have a required inspection form, the both forms must be completed. The SWPPP, including the best management practices implemented on the jobsite, shall be modified as needed to reduce or prevent pollutants from discharging from the site. An example BMP Inspection Form will be supplied to the Contractor. A delegation of authority letter authorizing the Contractor Compliance Officer to sign the inspection forms will also be supplied to the Contractor. The Inspector must be a person familiar with the site, the nature of major construction activities, and qualified to evaluate both overall system performance and individual component performance. The inspector must either be someone empowered to implement modifications to this SWPPP and the pollutant control devices, if needed, in order to increase effectiveness to an acceptable level, or someone with the authority to cause such things to happen. Additionally, the inspector shall be properly authorized in accordance with the applicable General Permit to conduct the certified site storm water inspections. See Section VII on this sheet for further reporting requirements. G. SWPPP UPDATES & AMENDMENTS This SWPPP must be updated each time there are significant modifications to the pollution prevention system or a change of Contractors working on the project that disturb site soils. The SWPPP must be amended as necessary during the course of construction in order to keep it current with the pollutant control measures utilized on the site. Amending the SWPPP does not mean that it has to be reprinted. It is acceptable to add addenda, sketches, new sections, and/or revised drawings. The site map showing the locations of all storm water controls must be posted on the site and updated to reflect the progress of construction and changes to the SWPPP. Any control measure that has a hydrologic design component must be updated or amended by the Engineer. Substitution of sediment control BMPs beyond those specified in the SWPPP is considered a hydrologic design component. H. DISCHARGE OF PETROLEUM PRODUCTS OR HAZARDOUS SUBSTANCES Discharge of Petroleum products or other hazardous substances into storm water or the storm water (storm sewer) system is subject to reporting and clean up requirements. See section V.B.8  of this SWPPP for State and local information on reporting spills. Refer to the General Permit for additional information. I. NOTICE OF TERMINATION Once the site reaches final stabilization as defined in the General Permit, with all permanent erosion and sedimentation controls installed and all temporary erosion and sedimentation controls removed, the Contractor and Owner's representative must complete a final inspection. Upon approval by the Owner's representative, the Owner and Contractor, as applicable, must complete and submit a NOT. J. CONTRACTORS RESPONSIBILITY This SWPPP intends to control water-bourne and liquid pollutant discharges by some combination of interception, sedimentation, filtration, and containment. The Contractor and sub-contractors implementing this SWPPP must remain alert to the need to periodically refine and update the SWPPP in order to accomplish the intended goals. The Contractor is ultimately responsible for all site conditions and permit compliance. K. LOG OF CONSTRUCTION ACTIVITY A record of dates when major ground-disturbing activities occur, when construction activities temporarily or permanently cease on a portion of the site, and when stabilization measures are initiated or completed must be maintained until the NOT is filed. A log for keeping such records is included. Controls must be in place down gradient of any ground-disturbing activities prior to the commencement of construction and noted on the Site Map and Record of Stabilization and Construction Activity Dates. 2. INTRODUCTION This SWPPP includes the elements necessary to comply with the natural baseline general permit for construction activities administered by the US Environmental Protection Agency (EPA) under the National Pollutant Discharge Elimination System (NPDES) program, the NPDES Permit No. ILR10 for the State of Illinois, and all Local governing agency requirements. This SWPPP must be implemented at the start of construction. Construction phase pollutant sources anticipated at the site are disturbed (bare) soil, vehicle fuels and lubricants, chemicals associated with building construction, and building materials. Without adequate control there is a potential for each type of pollutant to be transported by storm water. Project construction will consist primarily of site grading, utility service connections, and site paving to facilitate construction. A. PURPOSE A major goal of pollution prevention efforts during project construction is to control soil and pollutants that originate on the site and prevent them from flowing to surface waters. The purpose of this SWPPP is to provide guidelines for achieving that goal. A successful pollution prevention program also relies upon careful inspection and adjustments during the construction process in order to enhance its effectiveness. B. SCOPE This SWPPP must be implemented before construction begins on the site. It primarily addresses the impact of storm rainfall and runoff on areas of the ground surface disturbed during the construction process. In addition, there are recommendations for controlling other sources of pollution that could accompany the major construction activities. The SWPPP will terminate when disturbed areas are stabilized, permanent erosion and sedimentation controls are installed, temporary erosion and sedimentation controls are removed, construction activities covered herein have ceased, and a completed Notice of Termination (NOT) is transmitted to the governing agency. 3. PROJECT DESCRIPTION Described below are the major construction activities that are subject of this SWPPP. Also included in the sequence are BMP installation activities that must take place prior to construction activities. NOTE: Down slope protective measures must always be in place before soil is disturbed. Activities are presented in the order (sequence) they are expected to be completed. All activities and time frames (beginning and ending dates) shall be noted on the Site Map. The sequence of construction is as follows: Upon implementation and installation of the following areas: trailers, parking, lay down, porta-poty, wheel wash, concrete washout, mason's area, fuel and material storage containers, solid waste containers, etc., Immediately denote them on the Site Maps and note any changes in location as they occur throughout the construction process. Typical Stage of Construction, items shall be added or deleted as needed for each individual project. Phase I 1. Install stabilized construction entrance and SWPPP Entrance Sign. 2. Install silt fence(s) on the site (clear only those areas necessary to install silt fence). 3. Install inlet protection on existing inlets. 4. Prepare temporary parking and storage area. 5. Install and stabilize hydraulic control structures (dikes, swales, check dams, etc.). 6. Begin grading the site. 7. Start construction of building pad and structures. Phase II 7. Temporarily seed, throughout construction, denuded areas that will be inactive for 14 days or more. 8. Install utilities, underdrains, storm sewers, curbs and gutters. 9. Install inlet protection at all storm sewer structures as each inlet structure is installed. 10. Permanently stabilize areas to be vegetated as they are brought to final grade. 11. Prepare site for paving. 12. Pave site. 13. Install appropriate inlet protection devises for paved areas as work progresses. 14. Complete grading and installation or permanent stabilization over all areas including outlots. 15. Call Engineer after the site appears to be fully stabilized for inspection. 16. Remove all temporary erosion and sediment control devices after approval of the Engineer  and stabilize any and stabilize any areas disturbed by the removal of the BMP. NOTE: The Contractor may complete construction-related activities concurrently only if all preceding BMPs have been completely installed.  The actual schedule for implementing pollutant control measures will be determined by project construction progress and recorded by the Contractor on the Soil Erosion/Sediment Control Operation Time Schedule on the Erosion and Sediment Control Plans. Down slope protective measures must always be in place before soil is disturbed. 4. SITE DESCRIPTION 1. Site description Site construction activities consist of construction of detention pond, asphalt truck storage lot, asphalt   grindings/gravel storage lot with finish grading and landscaping. 2. Total area of site = 12.56 acres      Total disturbed area on site = 10.62 acres 3. Estimated site runoff coefficient after construction activities are complete: CN=82. CN=82. 4. Site map included indicating existing & proposed slopes across site is included in SWPPP. 5. Site drainage is received by Middle Aux Sable Creek located South of the development.  Middle Aux Sable Creek located South of the development. 5. STORM WATER POLLUTION PREVENTION MEASURES AND CONTROLS A variety of storm water pollutant controls are recommended for this project. Some controls are intended for function temporarily and will be used as needed for pollutant control during the construction period. These include temporary sediment barriers and permanent storm retention ponds (which can also function as temporary sediment basins). Permanent stabilization will be accomplished in all disturbed areas by covering the soil with pavement, building foundation, vegetation, or other forms of soil stabilization. A. EROSION AND SEDIMENT CONTROLS 1. Soil Stabilization The purpose of soil stabilization is to prevent soil from eroding and leaving the site. In the  natural condition, natural condition, soil is stabilized by native vegetation. The primary technique to be used at this project for stabilizing site soils will be to provide a protective cover of grass, pavement, or building structure. a) Temporary Seeding or Stabilization - All denuded areas that will be inactive for 14 days or more, must be stabilized temporarily with the use of fast-germinating annual grass/grain varieties, straw/hay mulch, wood cellulose fibers, tackifiers, netting or blankets. b) Permanent Seeding or Sodding - All areas at final grade must be seeded or sodded within 14 days after completion of work in any area. The entire site must have permanent vegetative cover established in all areas not covered by hardscape at the completion of all soil disturbing activities on site. Except for small level spots, seeded areas should generally be protected with mulch or a rolled erosion control product. All areas to be sealed will have topsoil and other soil amendments as specified on the Landscape Plan. 2. Structural Controls a) Silt Fence - Silt fence is a synthetic permeable woven or non-woven geotextile fabric incorporating metal support stakes at intervals sufficient to support the fence (5-feet  maximum distance between posts), water, and maximum distance between posts), water, and sediment retained by the fence. The fence is designed to retain sediment-laden storm water and allow settlement of suspended soils before the storm water flows through the fabric and discharges off-site. Silt fence shall be located on the contour to capture overland, low-velocity sheet flows. The Contractor may utilize triangular silt dike and/or non-wire backed silt fence as intermediate BMPs. Install silt fence at a fairly level grade along the contour with the ends curved uphill to provide sufficient upstream storage volume for the anticipated runoff. Drainage areas shall not exceed   acre per 100 feet of silt fence for slopes less than 2 percent. 12 acre per 100 feet of silt fence for slopes less than 2 percent. b) Construction Exit - All access points from the pubic street into the construction site  shall include a shall include a construction exit composed of course stone to the dimensions shown on the Existing Conditions and Demolition Plan. The rough texture of the stone helps to remove clumps of soil adhering to the construction vehicles tires through the action of vibration and jarring over the rough surface and the friction of the stone matrix against soils attached to vehicle tires. In addition to the stone at the construction exit, it may be necessary to install devices such as pipes (cattle guard) to increase the vibration and jarring. It may also be necessary to install a wheel wash system. If this is done, a sediment trap control must be installed to treat the wash water before it discharges from the site. All site access must be confined to the Construction Exit(s). Barricade, sufficient to prevent use, any locations other than Construction Exit(s) where vehicles or equipment may access the site. c) Storm Sewer Inlet Protection - Curb and grated inlets are protected from the intrusion of sediment through a variety of measures as shown on the details included in the Construction drawings. The primary mechanism is to place controls in the path of flow  sufficient to slow the sediment-laden water to allow settlement sufficient to slow the sediment-laden water to allow settlement of suspended soils before discharging into the storm sewer. It is possible that as construction progresses from  storm sewer installation through paving that the inlet protection devices should change. All inlet protection devices create ponding of storm water. This should be taken into consideration when deciding on which device or devices should be used. d) Inspection and any necessary cleaning of the underground storm system shall be included as part of this swppp. 
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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 SHALL BE INSTALLED IN ACCORDANCE WITH SECTION 1095 OF IDOT STANDARD SPECIFICATIONS, OR THE TYPE AND COLOR AS NOTED ON THE CONSTRUCTION PLANS. 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.
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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-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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1     4.22.24  KENDALL COUNTY REVIEW LETTER 3.26.24

2     6.24.24  KENDALL COUNTY PLANNING CHANGES

LANDSCAPE DETAILS 2

NOTE:

OF 2 SHEETS

Base Material

Uniform Zinc Coating
(Hot Dip)

Zinc Phosphate Coating
Epoxy Primer

17
16"

11
2"

FLAT MOUNT

Acrylic Topcoat

Bracket Options

51
2"

Varies
With

Height

2" Nom.

Standard Heights
3', 31

2', 4', 5', 6'

36" Min.
Footing Depth

11
8"

11
2" MONTAGE PLUS   Rail

(See Cross- Section Below)

TM

Post 21
2"     x 16ga

1

3
4"      18ga Picket

2

RAKING DIRECTIONAL ARROW
Welded panel can be raked
30" over 8' with arrow pointing down
grade.

MONTAGE PLUS   RAIL
Specially formed high strength
architectural shape.

TM

PROFUSION   WELDING PROCESS
No exposed welds,
Good Neighbor profile - Same
appearance on both sides

TM

MONTAGE PLUS    RAILTM

E-COAT  COATING SYSTEM

DOUBLE RING Adornament option
2

TYPICAL315
16"

8' O.C. Nom.

3

BX111BX112/117BX114

UNIVERSAL BOULEVARDLINE BOULEVARD
BRACKETBRACKET BRACKET

3

NOTES:
1.) Post size depends on fence height and wind loads.
     See MONTAGE PLUS    specifications for post
     sizing chart.
2.) Third rail required for Double Rings.
3.) Available in 3" air space and/or Flush Bottom on
     most heights.

TM

Values shown are nominal and not to be used for
installation purposes. See product specification
for installation requirements.
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MONTAGE PLUS MAJESTIC 2/3-RAIL
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COMMERCIAL STRENGTH WELDED STEEL PANEL
PRE-ASSEMBLED
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AutoCAD SHX Text
LANDSCAPE NOTES PART 1 - GENERAL 1.01 DESCRIPTION A. PROVIDE TURF, TREES, SHRUBS, AND GROUNDCOVER AS SHOWN AND SPECIFIED.  THE WORK INCLUDES: PROVIDE TURF, TREES, SHRUBS, AND GROUNDCOVER AS SHOWN AND SPECIFIED.  THE WORK INCLUDES:   1. SOIL PREPARATION   2. FERTILIZATION   3. SEEDING   4. TREES, SHRUBS, AND GROUNDCOVERS   5. MULCH AND PLANT ACCESSORIES   6. MAINTENANCE AND GUARANTEE   7. CLEANING UP WORK AREAS 1.02 QUALITY ASSURANCE A. COMPLY WITH APPLICABLE LOCAL REGULATIONS. COMPLY WITH APPLICABLE LOCAL REGULATIONS. B. SOD: COMPLY WITH AMERICAN SOD PRODUCERS ASSOCIATION (ASPA) CLASSES OF SOD MATERIAL. SOD: COMPLY WITH AMERICAN SOD PRODUCERS ASSOCIATION (ASPA) CLASSES OF SOD MATERIAL. C. PLANT NAMES INDICATED COMPLY WITH "STANDARD PLANT NAMES" AS ADOPTED BY THE LATEST EDITION OF THE AMERICAN JOINT PLANT NAMES INDICATED COMPLY WITH "STANDARD PLANT NAMES" AS ADOPTED BY THE LATEST EDITION OF THE AMERICAN JOINT COMMITTEE OF HORTICULTURAL NOMENCLATURE. NAMES OF VARIETIES NOT LISTED CONFORM GENERALLY WITH NAMES ACCEPTED BY THE NURSERY TRADE. PROVIDE STOCK TRUE TO BOTANICAL NAME AND LEGALLY TAGGED. D. COMPLY WITH SIZING AND GRADING STANDARDS OF THE LATEST EDITION OF "AMERICAN STANDARD FOR NURSERY STOCK".  A PLANT COMPLY WITH SIZING AND GRADING STANDARDS OF THE LATEST EDITION OF "AMERICAN STANDARD FOR NURSERY STOCK".  A PLANT SHALL BE DIMENSIONED AS IT STANDS IN ITS NATURAL POSITION. E. ALL PLANTS SHALL BE NURSERY GROWN UNDER CLIMATIC CONDITIONS SIMILAR TO THOSE IN THE LOCALITY OF THE PROJECT FOR A ALL PLANTS SHALL BE NURSERY GROWN UNDER CLIMATIC CONDITIONS SIMILAR TO THOSE IN THE LOCALITY OF THE PROJECT FOR A MINIMUM OF 2 YEARS. 1.03 SUBMITTALS A. SEED: SUBMIT SEED VENDOR'S CERTIFICATION FOR REQUIRED GRASS SEED MIXTURE, INDICATING PERCENTAGE BY WEIGHT, AND SEED: SUBMIT SEED VENDOR'S CERTIFICATION FOR REQUIRED GRASS SEED MIXTURE, INDICATING PERCENTAGE BY WEIGHT, AND PERCENTAGES OF PURITY, GERMINATION, AND WEED SEED FOR EACH GRASS SPECIES. B. SOD: SUBMIT SOD GROWER'S CERTIFICATION OF GRASS SPECIES. IDENTIFY SOURCE. SOD: SUBMIT SOD GROWER'S CERTIFICATION OF GRASS SPECIES. IDENTIFY SOURCE. C. MULCH MULCH D. STRAW BLANKET STRAW BLANKET 1.04  DELIVERY, STORAGE, AND HANDLING A. SEED: DELIVER SEED AND FERTILIZE MATERIALS IN ORIGINAL UNOPENED CONTAINERS, SHOWING WEIGHT, ANALYSIS, AND NAME OF SEED: DELIVER SEED AND FERTILIZE MATERIALS IN ORIGINAL UNOPENED CONTAINERS, SHOWING WEIGHT, ANALYSIS, AND NAME OF MANUFACTURER. STORE IN MANNER TO PREVENT WETTING AND DETERIORATION. B. SOD: DELIVER AND INSTALL SOD CUT WITHIN 48-HOUR PERIOD. SOD: DELIVER AND INSTALL SOD CUT WITHIN 48-HOUR PERIOD. C. DELIVER FERTILIZER MATERIALS IN ORIGINAL, UNOPENED, AND UNDAMAGED CONTAINERS SHOWING WEIGHT, ANALYSIS, AND NAME OF DELIVER FERTILIZER MATERIALS IN ORIGINAL, UNOPENED, AND UNDAMAGED CONTAINERS SHOWING WEIGHT, ANALYSIS, AND NAME OF MANUFACTURER. STORE IN MANNER TO PREVENT WETTING AND DETERIORATION. D. TAKE ALL PRECAUTIONS CUSTOMARY IN GOOD TRADE PRACTICE IN PREPARING PLANTS FOR MOVING. WORKMANSHIP THAT FALLS TO TAKE ALL PRECAUTIONS CUSTOMARY IN GOOD TRADE PRACTICE IN PREPARING PLANTS FOR MOVING. WORKMANSHIP THAT FALLS TO MEET THE HIGHEST STANDARDS WILL BE REJECTED. DIG, PACK, TRANSPORT, AND HANDLE PLANTS WITH CARE TO ENSURE PROTECTION AGAINST INJURY. INSPECTION CERTIFICATES REQUIRED BY LAW SHALL ACCOMPANY EACH SHIPMENT INVOICE OR ORDER TO STOCK AND ON ARRIVAL; THE CERTIFICATE SHALL BE FILLED WITH THE LANDSCAPE ARCHITECT. PROTECT ALL PLANTS FROM DYING OUT. IF PLANTS CANNOT BE PLANTED IMMEDIATELY UPON DELIVERY, PROPERLY PROTECT THEM WITH SOIL, OR MULCH. WATER HEELED-IN PLANTINGS REGULARLY. E. COVER PLANTS TRANSPORTED ON OPEN VEHICLES WITH A PROTECTIVE COVERING TO PREVENT WINDBURN, WHEN IN LEAF. COVER PLANTS TRANSPORTED ON OPEN VEHICLES WITH A PROTECTIVE COVERING TO PREVENT WINDBURN, WHEN IN LEAF. 1.05  PROJECT CONDITIONS A. CONFIRM THAT THE QUALITY AND DEPTH OF TOPSOIL IS SATISFACTORY PRIOR TO BEGINNING FINE GRADING. CONFIRM THAT THE QUALITY AND DEPTH OF TOPSOIL IS SATISFACTORY PRIOR TO BEGINNING FINE GRADING. B. FINE GRADING MUST BE APPROVED BY OWNER PRIOR TO START OF SEEDING OR SODDING. FINE GRADING MUST BE APPROVED BY OWNER PRIOR TO START OF SEEDING OR SODDING. C. PERFORM GRASSING WORK ONLY AFTER PLANTING AND OTHER WORK AFFECTING GROUND SURFACE HAS BEEN COMPLETED. PERFORM GRASSING WORK ONLY AFTER PLANTING AND OTHER WORK AFFECTING GROUND SURFACE HAS BEEN COMPLETED. D. INSTALL SEED UNDER FAVORABLE WEATHER CONDITIONS UNLESS APPROVED BY THE OWNER'S REPRESENTATIVE. THE GENERALLY INSTALL SEED UNDER FAVORABLE WEATHER CONDITIONS UNLESS APPROVED BY THE OWNER'S REPRESENTATIVE. THE GENERALLY ACCEPTED TIMES FOR SEEDING ARE:      SPRING - APRIL 1ST TO MAY 31ST      FALL - AUGUST 15TH TO SEPTEMBER 30TH 1.06  GUARANTEE A. GUARANTEE ALL WORK FOR ONE YEAR FOLLOWING THE DATE OF INSTALLATION. GUARANTEE ALL WORK FOR ONE YEAR FOLLOWING THE DATE OF INSTALLATION. B. AT THE END OF THE GUARANTEE PERIOD, RESEED AND RESOD AREAS WITH SPECIFIED MATERIALS, WHICH FAIL TO PROVIDE A UNIFORM AT THE END OF THE GUARANTEE PERIOD, RESEED AND RESOD AREAS WITH SPECIFIED MATERIALS, WHICH FAIL TO PROVIDE A UNIFORM STAND OF GRASS. C. REPLACE, IN ACCORDANCE WITH THE DRAWINGS AND SPECIFICATIONS, ALL PLANTS THAT ARE DEAD OR, AS DETERMINED BY THE REPLACE, IN ACCORDANCE WITH THE DRAWINGS AND SPECIFICATIONS, ALL PLANTS THAT ARE DEAD OR, AS DETERMINED BY THE LANDSCAPE ARCHITECT, ARE IN AN UNHEALTHY OR UNSIGHTLY CONDITION. D. GURANTEE SHALL NOT INCLUDE DAMAGE OR LOSS OF TREES, PLANTS, GROUNDCOVERS, OR TURF CAUSED BY FIRES, FLOODS, FREEZING GURANTEE SHALL NOT INCLUDE DAMAGE OR LOSS OF TREES, PLANTS, GROUNDCOVERS, OR TURF CAUSED BY FIRES, FLOODS, FREEZING RAINS, LIGHTNING STORMS, OR WINDS OVER 75 MILES PER HOUR, WINTER KILL CAUSED BY EXTREME COLD AND SEVERE WINTER CONDITIONS NOT TYPICAL OF PLANTING AREA; OR ACT OF VANDALISM. PART 2 - PRODUCTS 2.01 MATERIALS A. SEED/SOD FERTILIZER: SEED/SOD FERTILIZER: 1. GRANULAR, 10-10-10. ALL PURPOSE AT A RATE OF 1LBS N-P-K PER 1,000 S.F. GRANULAR, 10-10-10. ALL PURPOSE AT A RATE OF 1LBS N-P-K PER 1,000 S.F. B. PLANT FERTILIZER: PLANT FERTILIZER: 1. PROVIDE A GRANULAR COMMERCIAL FERTILIZER WITH AN ANALYSIS OF 10-10-10. PROVIDE A GRANULAR COMMERCIAL FERTILIZER WITH AN ANALYSIS OF 10-10-10. C. SEED: SEED: 1. LAWN SEED: FRESH, CLEAN SEED FROM MOST RECENTLY HARVESTED CROP WHICH COMPLIES WITH ALL LOCAL, STATE, AND LAWN SEED: FRESH, CLEAN SEED FROM MOST RECENTLY HARVESTED CROP WHICH COMPLIES WITH ALL LOCAL, STATE, AND FEDERAL SEED AND WEED LAWS IS FREE FROM POA ANNUAL, BENT GRASS AND NOXIOUS WEEDS. 2. BLEND:  PERCENT BY WEIGHT: BLEND:  PERCENT BY WEIGHT: PERCENT BY WEIGHT: FIELD OF DREAMS RESEEDER MIX, (AS AVAILABLE FROM NATURAL SEED, DOWNERS GROVE, IL) 2 - NAMED KENTUCKY BLUE GRASSES 50% 50% 2 - NAMED TURF TYPE PERENNIAL GRASSES 50% 50% 3. BOTTOM OF STORM WATER MANAGEMENT BASINS TO BE OVER SEEDED WITH RED TOP SEED AT A RATE OF 50 LBS PER ACRE. BOTTOM OF STORM WATER MANAGEMENT BASINS TO BE OVER SEEDED WITH RED TOP SEED AT A RATE OF 50 LBS PER ACRE. D. PLANTS: PROVIDE PLANTS TYPICAL OF THEIR SPECIES OR VARIETY WITH NORMAL, DENSELY DEVELOPED BRANCHES AND VIGOROUS, PLANTS: PROVIDE PLANTS TYPICAL OF THEIR SPECIES OR VARIETY WITH NORMAL, DENSELY DEVELOPED BRANCHES AND VIGOROUS, FIBROUS ROOT SYSTEMS. PROVIDE ONLY SOUND, HEALTHY, PLANTS FREE FROM DEFECTS, SUN SCALD INJURIES, FROST CRACKS, ABRASIONS OF THE BARK, PLANT DISEASE, INSECT EGGS, BORERS, AND ALL FORMS OF INFESTATION. ALL PLANTS SHALL HAVE A FULL DEVELOPMENT FORM. 1. DIG BALLED AND BURLAPPED PLANTS WITH FIRM, NATURAL BALLS OR EARTH. PROVIDE BALL SIZES COMPLYING WITH THE LATEST DIG BALLED AND BURLAPPED PLANTS WITH FIRM, NATURAL BALLS OR EARTH. PROVIDE BALL SIZES COMPLYING WITH THE LATEST EDITION OF THE "AMERICAN STANDARD FOR NURSERY STOCK". 2. PROVIDE SHADE AND EVERGREEN TREE SPECIES WITH A SINGLE MAIN TRUNK UNLESS OTHERWISE SPECIFIED OR ACCEPTED. PROVIDE SHADE AND EVERGREEN TREE SPECIES WITH A SINGLE MAIN TRUNK UNLESS OTHERWISE SPECIFIED OR ACCEPTED. 3. PROVIDE PLANTS MATCHED IN FORM WHEN ARRANGED IN GROUPS. PROVIDE PLANTS MATCHED IN FORM WHEN ARRANGED IN GROUPS. 4. PROVIDE EVERGREEN TREES BRANCHED TO THE GROUND UNLESS OTHERWISE SPECIFIED OR ACCEPTED. PROVIDE EVERGREEN TREES BRANCHED TO THE GROUND UNLESS OTHERWISE SPECIFIED OR ACCEPTED. 5. PROVIDE SHRUBS AND SMALL PLANTS MEETING THE REQUIREMENTS FOR SPREAD AND HEIGHT INDICATED IN THE PLANT LIST. PROVIDE SHRUBS AND SMALL PLANTS MEETING THE REQUIREMENTS FOR SPREAD AND HEIGHT INDICATED IN THE PLANT LIST. 5.a. THE MEASUREMENTS FOR HEIGHT SHALL BE TAKEN FROM THE GROUND LEVEL TO THE AVERAGE HEIGHT OF THE TOP OF THE THE MEASUREMENTS FOR HEIGHT SHALL BE TAKEN FROM THE GROUND LEVEL TO THE AVERAGE HEIGHT OF THE TOP OF THE PLANT AND NOT THE LONGEST BRANCH. PART 3 - EXECUTION 3.01  INSPECTION A. EXAMINE FINISH SURFACE GRADES, TOPSOIL QUALITY, DEPTH, AND CONDITIONS OF INSTALLATIONS. EXAMINE FINISH SURFACE GRADES, TOPSOIL QUALITY, DEPTH, AND CONDITIONS OF INSTALLATIONS. 3.02  PREPARATION A. LOOSEN TOPSOIL OF LAWN AREAS TO MINIMUM DEPTH OF 2". REMOVE STONES OVER 1" IN ANY DIMENSION AND STICKS, ROOTS, LOOSEN TOPSOIL OF LAWN AREAS TO MINIMUM DEPTH OF 2". REMOVE STONES OVER 1" IN ANY DIMENSION AND STICKS, ROOTS, RUBBISH, AND EXTRANEOUS MATTER. B. GRADE LAWN AREAS TO SMOOTH, FREE DRAINING AND EVEN SURFACE WITH A LOOSE, UNIFORMLY FINE TEXTURE. MECHANICALLY OR GRADE LAWN AREAS TO SMOOTH, FREE DRAINING AND EVEN SURFACE WITH A LOOSE, UNIFORMLY FINE TEXTURE. MECHANICALLY OR MANUALLY RAKE; REMOVE RIDGES AND FILL DEPRESSIONS AS REQUIRED TO DRAIN. C. RESTORE PREPARED AREAS TO SPECIFIED CONDIOTION IF ERODED, SETTLED, OR OTHERWISE DISTURBED AFTER FINE GRADING AND RESTORE PREPARED AREAS TO SPECIFIED CONDIOTION IF ERODED, SETTLED, OR OTHERWISE DISTURBED AFTER FINE GRADING AND PRIOR TO SEEDING OR SODDING. D. TIME OF PLANTING: TIME OF PLANTING: 1. EVERGREEN MATERIAL; PLANT EVERGREEN MATERIALS BETWEEN SEPTEMBER 2ND AND NOVEMBER 1ST OR IN SPRING BEFORE NEW EVERGREEN MATERIAL; PLANT EVERGREEN MATERIALS BETWEEN SEPTEMBER 2ND AND NOVEMBER 1ST OR IN SPRING BEFORE NEW GROWTH BEGINS 2. DECIDUOUS MATERIAL; PLANT DECIDUOUS MATERIALS IN A DORMANT CONDITION OR PRE-DIG AND HEAL UNTIL SITE IS READY. DECIDUOUS MATERIAL; PLANT DECIDUOUS MATERIALS IN A DORMANT CONDITION OR PRE-DIG AND HEAL UNTIL SITE IS READY. E. LOCATE PLANTS AS INDICATED AND APPROVED IN THE FIELD BY THE LANDSCAPE ARCHITECT. LOCATE PLANTS AS INDICATED AND APPROVED IN THE FIELD BY THE LANDSCAPE ARCHITECT. F. ROTOTILL ALL GROUNDCOVER BEDS. ROTOTILL ALL GROUNDCOVER BEDS. G. PROVIDE SHRUB PITS AT LEAST 8" GREATER THAN THE DIAMETER OF THE ROOT SYSTEM AND 12" GREATER FOR TREES. PROVIDE SHRUB PITS AT LEAST 8" GREATER THAN THE DIAMETER OF THE ROOT SYSTEM AND 12" GREATER FOR TREES. 3.03  SEED INSTALLATION A. TURF AREAS; TURF AREAS; 1. SEED IMMEDIATELY AFTER PREPARATION OF BED. SEED IMMEDIATELY AFTER PREPARATION OF BED. 2. PERFORM SEEDING OPERATIONS WHEN THE SOIL IS DRY AND WHEN WINDS DO NOT EXCEED 20 MILES PER HOUR VELOCITY. PERFORM SEEDING OPERATIONS WHEN THE SOIL IS DRY AND WHEN WINDS DO NOT EXCEED 20 MILES PER HOUR VELOCITY. 3. SOW SEED AT 300 LBS. PER ACRE. SOW SEED AT 300 LBS. PER ACRE. 3.a. CONVENTIONAL SEEDING: CONVENTIONAL SEEDING: 3.a.1. APPLY SEED WITH A ROTARY OR DROP TYPE DISTRIBUTOR.  SEED EVENLY. APPLY SEED WITH A ROTARY OR DROP TYPE DISTRIBUTOR.  SEED EVENLY. 3.a.2. AFTER SEEDING, RAKE SOIL SURFACE LIGHTLY TO INCORPORATE SEED. AFTER SEEDING, RAKE SOIL SURFACE LIGHTLY TO INCORPORATE SEED. 4. WITHIN 24 HOURS, PLACE STRAW BLANKET OVER ALL SEEDED AREAS. PLACE BLANKET PERPENDICULAR TO CONTOUR LINES AND WITHIN 24 HOURS, PLACE STRAW BLANKET OVER ALL SEEDED AREAS. PLACE BLANKET PERPENDICULAR TO CONTOUR LINES AND FASTEN IN PLACE PER MANUFACTURES RECOMMENDATIONS. 3.04  PLANT INSTALLATION A. TREES AND SHRUBS: TREES AND SHRUBS: 1. SET PLANT MATERIAL IN THE PLANTING PIT TO PROPER GRADE AND ALIGNMENT. DO NOT FILL AROUND TRUNKS OR STEMS. SET PLANT MATERIAL IN THE PLANTING PIT TO PROPER GRADE AND ALIGNMENT. DO NOT FILL AROUND TRUNKS OR STEMS. 2. AFTER BALLED OR BURLAPPED PLANTS ARE SET, FILL ALL VOIDS. AFTER BALLED OR BURLAPPED PLANTS ARE SET, FILL ALL VOIDS. 3. MIX APPROVED COMMERCIAL FERTILIZER AT 10 LBS. PER CUBIC YARD OF BACKFILL. MIX APPROVED COMMERCIAL FERTILIZER AT 10 LBS. PER CUBIC YARD OF BACKFILL. B. GROUNDCOVERS: GROUNDCOVERS: 1. WHERE GROUNDCOVERS ARE SPECIFIED ON THE PLANS, ROTOTILL ENTIRE PLANT BED TO 6" DEPTH USING AMENDED TOPSOIL. WHERE GROUNDCOVERS ARE SPECIFIED ON THE PLANS, ROTOTILL ENTIRE PLANT BED TO 6" DEPTH USING AMENDED TOPSOIL. INCORPORATE COMMERCIAL 10-10-10 FERTILIZER INTO PREPARED SOIL MIXTURE AT AN APPROPRIATE RATE OF 1 LB. PER SQUARE YARD. C. MULCHING: MULCHING: 1. MULCH TREE AND SHRUB PLANTING PITS AND SHRUB BEDS WITH REQUIRED MULCHING MATERIAL 3" DEEP IMMEDIATELY AFTER MULCH TREE AND SHRUB PLANTING PITS AND SHRUB BEDS WITH REQUIRED MULCHING MATERIAL 3" DEEP IMMEDIATELY AFTER PLANTING. THOROUGHLY WATER MULCHED AREAS. AFTER WATERING, RAKE MULCH TO PROVIDE A UNIFORM FINISHED SURFACE. D. WRAPPING: WRAPPING: 1. INSPECT TREES FOR INJURY TO TRUNKS, EVIDENCE OF INSECT INFESTATIONS, AND IMPROPER PRUNING BEFORE WRAPPING. INSPECT TREES FOR INJURY TO TRUNKS, EVIDENCE OF INSECT INFESTATIONS, AND IMPROPER PRUNING BEFORE WRAPPING. 2. WRAP TRUNKS OF ALL TREES SPIRALLY FROM BOTTOM TO TOP WITH SPECIFIED TREE WRAP AND SECURE IN PLACE.  WRAPPING IS WRAP TRUNKS OF ALL TREES SPIRALLY FROM BOTTOM TO TOP WITH SPECIFIED TREE WRAP AND SECURE IN PLACE.  WRAPPING IS AT THE DISCRETION OF THE CONTRACTOR. E. PRUNING: PRUNING: 1. PRUNE BRANCHES OF DECIDUOUS STOCK, AFTER PLANTING, TO PRESERVE THE NATURAL CHARACTER APPROPRIATE TO THE PRUNE BRANCHES OF DECIDUOUS STOCK, AFTER PLANTING, TO PRESERVE THE NATURAL CHARACTER APPROPRIATE TO THE PARTICULAR PLANT REQUIREMENTS. IN GENERAL, REMOVE APPROXIMATELY    OF THE LEAF BEARING BUDS. REMOVE OR CUT 14  OF THE LEAF BEARING BUDS. REMOVE OR CUT BACK BROKEN, DAMAGED, AND UNSYMMETRICAL GROWTH OF NEW WOOD. 2. MULTIPLE LEADER PLANTS:  PRESERVE THE LEADER WHICH WILL BEST PROMOTE THE SYMMETRY OF THE PLANT. CUT BRANCHES MULTIPLE LEADER PLANTS:  PRESERVE THE LEADER WHICH WILL BEST PROMOTE THE SYMMETRY OF THE PLANT. CUT BRANCHES FLUSH WITH THE TRUNK OR MAIN BRANCH, AT DIAMETER OF THE SUPPORTING BRANCH. MAKE CUT ON AN ANGLE. 3. PRUNE EVERGREENS ONLY TO REMOVE BROKEN OR DAMAGED BRANCHES. PRUNE EVERGREENS ONLY TO REMOVE BROKEN OR DAMAGED BRANCHES. 3.05  FINAL COMPLETION, INSPECTION, AND ACCEPTANCE A. UPON COMPLETION INSPECTION OF ALL WORK WILL BE MADE BY THE OWNER OR HIS REPRESENTATIVE. AT THAT TIME IF ALL WORK IS UPON COMPLETION INSPECTION OF ALL WORK WILL BE MADE BY THE OWNER OR HIS REPRESENTATIVE. AT THAT TIME IF ALL WORK IS SATISFACTORY, THAT WILL CONSTITUTE FINAL ACCEPTANCE. B. SEEDED AREAS WILL BE INSPECTED AT COMPLETION OF THE INSTALLATION AND ACCEPTED SUBJECT TO COMPLIANCE WITH SPECIFIED SEEDED AREAS WILL BE INSPECTED AT COMPLETION OF THE INSTALLATION AND ACCEPTED SUBJECT TO COMPLIANCE WITH SPECIFIED MATERIALS AND INSTALLATION REQUIREMENTS. 1. SEEDED AREAS WILL BE ACCEPTABLE PROVIDED ALL REQUIREMENTS, HAVE BEEN COMPLIED WITH. SEEDED AREAS WILL BE ACCEPTABLE PROVIDED ALL REQUIREMENTS, HAVE BEEN COMPLIED WITH. 2. NO SEEDED AREAS SHALL HAVE BARE SPOTS OR UNACCEPTABLE COVER TOTALING MORE THAN 2% OF THE INDIVIDUAL AREAS, IN NO SEEDED AREAS SHALL HAVE BARE SPOTS OR UNACCEPTABLE COVER TOTALING MORE THAN 2% OF THE INDIVIDUAL AREAS, IN AREAS REQUESTED TO BE INSPECTED. C. INSPECTION OF ALL WORK SHALL BE MADE UPON REQUEST OF CONTRACTOR. AT THAT TIME, IF ALL WORK IS SATISFACTORY, THAT INSPECTION OF ALL WORK SHALL BE MADE UPON REQUEST OF CONTRACTOR. AT THAT TIME, IF ALL WORK IS SATISFACTORY, THAT WILL CONSTITUTE FINAL ACCEPTANCE. D. PLANTS THAT HAVE DIED OR ARE IN UNHEALTHY OR BADLY IMPAIRED CONDITION UPON INSPECTION SHALL BE TREATED OR REPLACED PLANTS THAT HAVE DIED OR ARE IN UNHEALTHY OR BADLY IMPAIRED CONDITION UPON INSPECTION SHALL BE TREATED OR REPLACED AT NO ADDITIONAL COST TO OWNER. E. REPLACE REJECTED PLANTS IN THE SEASON THAT IS MOST FAVORABLE FOR RESETTING KINDS OF PLANTS REQUIRED. REPLACE REJECTED PLANTS IN THE SEASON THAT IS MOST FAVORABLE FOR RESETTING KINDS OF PLANTS REQUIRED. 3.06  CLEANING A. PERFORM CLEANING DURING INSTALLATION OF THE WORK AND UPON COMPLETION OF THE WORK. REMOVE FROM SITES ALL EXCESS PERFORM CLEANING DURING INSTALLATION OF THE WORK AND UPON COMPLETION OF THE WORK. REMOVE FROM SITES ALL EXCESS MATERIALS, SOIL, DEBRIS, AND EQUIPMENT. 4.01  MISC. NOTES A. ALL GRADES TO BE ESTABLISHED TO MEET ENGINEERING DRAWINGS BY OTHERS. ALL GRADES TO BE ESTABLISHED TO MEET ENGINEERING DRAWINGS BY OTHERS. B. BASIN BOTTOMS SEED, BLOW WITH STRAW MULCH AND CRIMP STRAW IN PLACE, AS NOTED ON PLANS. BASIN BOTTOMS SEED, BLOW WITH STRAW MULCH AND CRIMP STRAW IN PLACE, AS NOTED ON PLANS. C. SEED AND INSTALL STRAW BLANKET ALL OTHER TURF AREAS. SEED AND INSTALL STRAW BLANKET ALL OTHER TURF AREAS. D.  ALL DISTURBED AREAS THAT ARE NOT MULCHED SHALL BE SEEDED.
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From: Daniel J Kramer

To: Sara Mendez

Cc: Krysti Barksdale-Noble

Subject: RE: Questions Regarding Jerry Styrczula"s Petition for Site Plan Approval

Date: Wednesday, August 7, 2024 2:48:51 PM

Attachments: image001.png
image002.png
image003.png

Sure the language is meant to cover the Sales of the new Trailers. We have continued to
represent to the County and as part of Owner’s Business plan he has absolutely no intention,
nor permission to run a trucking business at the site. There are still some Remnants of Trailers
that were sent to His site that had been used by Plano Molding( rented to that customer by
Jerry’s business) at their Manufacturing and Distribution sites in Plano and Sandwich to store
inventory. Plano Molding cut way down on Storage of both and returned them to Jerry. He is
selling and sending them to auctions to dispose of, and they will not remain on site. Hopefully
that answers the concerns.
 
 
Very Truly Yours, 

Daniel J. Kramer
Attorney at Law 
1107A S. Bridge Street
Yorkville, IL. 60560 
Phone-630.553.9500 
Fax-630.553.5764

NOTICE: This communication is covered by the Electronic Communications Privacy Act
found at 18 USC 2510 et. seq. and is intended to remain confidential and is subject to
the applicable attorney/client and or work product privileges. If you are not the intended
recipient of this message, or if this message has been addressed to you in error, please
immediately alert the sender by reply e-mail and then delete this message and all
attachments. Do not deliver, distribute or copy this message and/or any attachments
and do not disclose the contents or take any action in reliance upon the information
contained in this communication or any attachments if you are not the intended
recipient.
 
From: Sara Mendez <smendez@yorkville.il.us> 
Sent: Wednesday, August 7, 2024 2:05 PM
To: Daniel J Kramer <dkramer@dankramerlaw.com>
Cc: Krysti Barksdale-Noble <knoble@yorkville.il.us>
Subject: Questions Regarding Jerry Styrczula's Petition for Site Plan Approval
 

mailto:dkramer@dankramerlaw.com
mailto:smendez@yorkville.il.us
mailto:knoble@yorkville.il.us














Good afternoon Dan,

In yesterday’s Economic and Development Committee meeting, we discussed the petition
brought by Kendall County regarding Jerry Styrczula, on behalf of A&D Properties, LLC. The
request is for site plan approval to operate a trucking business for the sale and storage of semi-
tractors, small trailers, semi-trailers, and similar uses.

However, the committee would like some clarification on whether the trailers will be moved
off the property or if they will remain on-site. As you previously stated in the May 7, 2024
Economic Development Committee meeting, the petitioner would not be running a trucking
business, as the petitioner is a dealer for Freuhauf Manufacturing and would be solely
conducting trailer sales. However, the proposed site plans displays the storage of semi-
tractors, semi-trailers, small trailers, and similar uses. Would you mind providing some
clarification?

Additionally, could you provide details on whether the petitioner plans to keep the current
trucks on-site or if they will be moved elsewhere? Your insights on these concerns would be
greatly appreciated by the Committee.

All the best,
 

Sara Mendez
(she/her)
Planner I
United City of Yorkville
651 Prairie Pointe Drive         
Yorkville, Illinois 60560

(630) 553-8555
(630) 450-1304
www.yorkville.il.us

 
 

http://www.yorkville.il.us/


  
 
 
 
 
 
 
 
 

 

SUMMARY: 

Staff has reviewed a request from Kendall County Planning and Zoning Department along with the 
subsequent documents attached. This property is located within one and a half miles of the planning 
boundary for Yorkville, allowing the City the opportunity to review and provide comments to Kendall 
County. The petitioner, Leo M. Phillipp is requesting an approval of a map amendment (rezoning) for 11.6 
+/- acres of the approximately 15 aces located at the northeast corner of Legion and East Highpoint Roads, 
commonly known as 10835 Legion Road, from A-1 Agricultural District to R-1 One-Family Residential 
District. The purpose of the request is to construct approximately three (3) single-family houses. The real 
property is located immediately north of Legion Road and immediately east of High Point Road in 
unincorporated Kendall County.  

 
PROPERTY BACKGROUND: 

The property is located at 10835 
Legion Road in unincorporated 
Kendall County and consists of one (1) 
parcel totaling ~15-acres. Currently 
owned by Leo M. and Vicki L. 
Phillipp, there is one (1) existing 
single-family home on the property, as 
shown to the right. The home is located 
on the southern side of the parcel, and 
is approximately four thousand, two 
hundred fifty-six (4,256) square feet. 
Additionally, the rest of the property is 
undeveloped. The property fronts 
Legion Road and has one (1) access 
point off Legion Road. The property is 
immediately east of Yorkville’s 
corporate boundary, approximately 
1.23 miles (~7000 feet) from the 
Windett Ridge Subdivision.  

The property is currently zoned as both 
A-1 Agricultural District and R-1 One-
Family Residential District, underwent several zoning changes. Initially, in 1984, the southwest corner was 
rezoned from A-1 to R-1, as shown above. However, in 1987, Kendall County rezoned the southwest corner 
back to A-1, except for approximately 3.3 acres where the existing single-family home is located, which 
remains zoned as R-1, as shown below. 

Memorandum 
 

To:  Planning and Zoning Commission    
From: Sara Mendez, Planner I 
 Krysti Barksdale-Noble, Community Development Director   
CC: Bart Olson, City Administrator 
Date: September 4, 2024 
Subject: PZC 2024-20 – Leo M. Phillipp (Rezoning) 
 1.5 Review 
 
 



 
REQUEST SUMMARY: 

The petitioner, Leo M. Phillpp, is solely requesting the rezoning of the parcel from A-1 Agricultural District 
to R-1 One-Family Residential District. To highlight the significant differences between the Bulk and 
Dimensional Standards of the City of Yorkville's R-1 Single-Family Suburban Residence District and 
Kendall County’s R-1 One-Family Residential District, the table below provides a clear comparison. 

 

 

City of Yorkville 

Regulations for R-1 Single-
Family Suburban Residence 

Kendall County 

Regulations for R-1 One-
Family Residential District 

Minimum Lot Size 18,000 sq. ft. 130,000 sq. ft. 

Minimum Lot Width 100 feet 200 feet 
 

Maximum Lot Coverage 50% 10% 

Minimum Front Setback 40 feet 1. 150 feet from the 
roadway centerline 

when fronting on a Federal, 
State or County roadway or 100 

feet from the right-of-way, 
whichever is greater. 

 
2. 50 feet from the right-of 

way or access easement 



on all township or 
private roadways 

Minimum Side Setback 15 feet 50 feet 

Minimum Rear Setback 50 feet 50 feet 

Maximum Building Height 30 feet 1. One-family detached 
dwellings: 40 feet and 
not more than two and 

one-half stories 
2. Other non-residential 

permitted or conditional 
buildings and structures: 
shall not exceed 45 feet 
and not more than three 

stories in height 

 

The photo below highlights the distance between Yorkville’s corporate boundary and the property at 10835 
Legion Road, marked by a red pin, which is approximately 7,000 feet.  

 

 

 

 

 

 

 

 

 

 

 

 

 

YORKVILLE COMPREHENSIVE PLAN: 

Yorkville’s 2016 Comprehensive Plan designation for this property is Estate/Conservation Residential. The 
Estate/Conservation Residential future land use is intended to provide flexibility for residential design in 
areas in Yorkville that can accommodate low-density detached single-family housing but also include 
sensitive environmental and scenic features that should be retained and enhanced. Additionally, the 
Estate/Conservation Residential neighborhood is characterized by conventional development, such as 
detached housing on large lots, or conservation design by clustering homes together that leave undeveloped 
green space for agriculture, preservation of historic and cultural resources, and community open space. 
 
The current land use with a single-family home on the property and the proposed addition of approximately 
three (3) new single-family homes on 11.6 +/- acres is consistent with Yorkville’s Comprehensive Plan 
land use designation for this property. This consistency is due to the conventional development approach 
of clustering the proposed three (3) new single-family homes within the overall acreage of the property, 



which aligns with the Estate/Conservation Residential neighborhood. If approved, the map amendment 
(rezoning) does not alter the land use and maintains its alignment with the area's future land use plans 
 
STAFF COMMENTS 

Staff is seeking input from the Economic Development Committee as the one-and-a-half-mile review 
allows for the city to make comments and requests to the petitioner and County prior to their public 
meetings. This review will also be brought to the Planning and Zoning Commission on September 11, 2024 
and City Council on September 24, 2024. This item was delivered to the City on  July 30, 2024. 
 

PROPOSED MOTION  

In consideration of the proposed mile and half review of Kendall County Petition 24-20 for a map 
amendment 11.6 +/- acres located at the northeast corner of Legion and East Highpoint Roads, 
commonly known as addressed 10835 Legion Road, from A-1 Agricultural District to R-1 One-Family 
Residential District, the Planning and Zoning Commission recommends the City Council to (object or 
not to object) to the request. 

 

ATTACHMENTS 

1. Application with Attachments 
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DEPARTMENT OF PLANNING, BUILDING & ZONING 
111 West Fox Street • Room 203 

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

 
Petition 24-22 

Leo M. Phillipp 
Map Amendment Rezoning from A-1 to R-1 

 
 

INTRODUCTION 
The Petitioners would like a map amendment rezoning approximately eleven point six more or less (11.6 +/-) 
acres of the approximately fifteen (15) acres located at the northeast corner of Legion and East Highpoint Roads 
in order to construct approximately three (3) houses.   

The application materials are included as Attachment 1.  The zoning plat is included as Attachment 2. 

SITE INFORMATION 
PETITIONERS: 

 
Leo M. Phillipp 
 

ADDRESS: 
 

10835 Legion Road, Yorkville 

LOCATION: Northeast Corner of Legion and East Highpoint Roads 

 

 
 

 
 
 
 
 
 
 

 
In 1984, through Ordinance 84-06, the southwest corner of the property was rezoned 
to R-1 as outlined in the following aerial.   
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TOWNSHIP: 
 

 
 
In 1987, through Ordinance 87-27, the southwest corner of the property was rezoned 
back to A-1 and approximately three point three more or less (3.3 +/-) acres where 
the current house is placed was rezoned to R-1.  The following is current zoning 
configuration of the property: 
 

 
 
Kendall 

PARCEL #s: 05-08-301-002 
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LOT SIZE: 

 
15.0 +/- Acres (Total Parcel) 11.6 +/- (Area to be Rezoned) 

EXISTING LAND 
USE: 

 

Wooded 

ZONING: 
 

A-1 Agricultural District 
 

LRMP: 
 

Future 
Land Use 

Suburban Residential (County) 
Estate/Conservation Residential (Yorkville) 

Roads East High Point Road and Legion Road are Township maintained 
Minor Collectors.  

Trails Yorkville has a trail planned along East Highpoint Road. 

Floodplain/ 
Wetlands 

There are no floodplains or wetlands on the property. 

  
 

REQUESTED 
ACTION: Map Amendment Rezoning Property from A-1 Agricultural District to R-1 One Family 

Residential District 

 

APPLICABLE 
REGULATIONS: 

Section 13:07 – Map Amendment Procedures 

  
SURROUNDING LAND USE 

Location Adjacent Land Use Adjacent 
Zoning 

Land Resource 
Management Plan 

Zoning within ½ 
Mile 

North Single-Family 
Residential 

A-1 Suburban Residential 
(Max 1.0 DU/Acre) 

(County) 
Estate/Conservation 

Residential (Yorkville) 
 

A-1 and B-4 
 

 

South Agricultural and Single-
Family Residential 

A-1  Rural Residential (Max 
0.65 DU/Acre) (County) 

Estate/Conservation 
Residential (Yorkville) 

 
 

A-1, R-3, and    
RPD-2  

 

East Single-Family 
Residential 

A-1 and R-1 Suburban Residential 
(County) 

Estate/Conservation 
Residential (Yorkville) 

 
 
 

A-1, A-1 SU, and  
R-1 

 

West Agricultural A-1 and A-1 SU Suburban Residential 
(County) 

  
Estate/Conservation 

Residential (Yorkville) 
 

A-1, A-1 SU, R-2,  
R-3, and RPD-3 
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The A-1 special use permits to the east are for communication towers. 
 
The A-1 special use permit to the west is for boarding horses.   
 
PHYSICAL DATA 

ENDANGERED SPECIES REPORT 
EcoCAT Report submitted and consultation was terminated (see Attachment 1, Page 7).  

 
NATURAL RESOURCES INVENTORY 
The application for NRI was submitted on July 19, 2024 (see Attachment 1, Page 6).   

 
ACTION SUMMARY 

KENDALL TOWNSHIP     
Petition information was sent to Kendall Township on July 30, 2024.  
 
UNITED CITY OF YORKVILLE 
Petition information was sent to the United City of Yorkville on July 30, 2024.  
 
BRISTOL-KENDALL FIRE PROTECTION DISTRICT 
Petition information was sent to the Bristol-Kendall Fire Protection District on July 30, 2024.  
 

GENERAL INFORMATION 
The Petitioners would like to rezone the property in order to build a maximum of three (3) houses on the rezoned 
portion of the property.  Since the property already has frontage along East Highpoint and Legion Roads, a Plat 
Act Exemption may be used instead of doing a subdivision.     
 
BUILDING CODES 
The site is currently mostly wooded with one (1) single-family home.  Any future buildings would have to meet 
applicable building codes.   
 
UTILITIES 
The wooded area is not presently served by utilities.    
 
ACCESS 
The property fronts East Highpoint and Legion Roads.  Kendall Township has permitting authority over 
access at the property.      
 
PARKING AND INTERNAL TRAFFIC CIRCULATION 
No information was provided regarding parking. 
 
ODORS 
Based on the proposed uses, no new odors are foreseen.   
 
LIGHTING 
Lighting would be for residential purposes and would have to follow applicable ordinances.   
 
LANDSCAPING AND SCREENING  
Landscaping would be for residential uses.     
 
SIGNAGE 
No non-residential signage is planned.  
 
NOISE CONTROL 
The owners of the property would have to follow applicable noise control regulations based on residential uses. 
     
STORMWATER 
Stormwater control would be evaluated as part of the building permit.   
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FINDINGS OF FACT-MAP AMENDMENT 
§13:07.F of the Zoning Ordinance outlines findings that the Zoning Board of Appeals must make in order to 
recommend in favor of the applicant on map amendment applications. They are listed below in italics.  Staff has 
provided findings in bold below based on the recommendation:  
 
Existing uses of property within the general area of the property in question.  The surrounding properties 
are used for agricultural purposes and single-family residential purposes.   
 
The Zoning classification of property within the general area of the property in question.  The surrounding 
properties are zoned agricultural and some form of single-family residential. 
 
The suitability of the property in question for the uses permitted under the existing zoning classification. The 
property consists of a large wooded area and, due to its size, it is not eligible for residential uses 
without a map amendment.   
   
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. 
 
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 subject property is classified as Suburban Residential 
on the Future Land Use Map and the R-1 Zoning District is consistent with this land classification.   
 
RECOMMENDATION  
Staff recommends approval of the proposed map amendment. 
 
ATTACHMENTS  
1. Application Materials 
2. Zoning Plat 
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