VILLAGE OF SUGAR GROVE
BOARD REPORT

TO: VILLAGE PRESIDENT & BOARD OF TRUSTEES

FROM: WALTER MAGDZIARZ, COMMUNITY DEVELOPMENT DIRECTOR

SUBJECT:  DISCUSSION: KANE COUNTY ZONING RECLASSIFICATION, 41W950 PRAIRIE STREET
AGENDA: JULY 21, 2020 REGULAR VILLAGE BOARD MEETING

DATE: JULY 17, 2020

ISSUE

Shall the Village Board discuss a Kane County zoning map amendment requested for property located at
41W950 Prairie Street and located in the Village’s extraterritorial jurisdiction.

DISCUSSION

The Village has been approached by a local company that intends to make application for a zoning map
amendment (rezoning) in Kane County. They desire to obtain input from the Village prior to
commencing the rezoning process with the County.

The subject property is located between Prairie Street and the BNSF railroad immediately east of the
Mallard Point neighborhood. The property is contiguous to the corporate limits along Prairie Street and
Settlers Ridge on the opposite side of the BNSF railroad. Kane County permits municipalities to provide
input, or objection, to rezoning requests within the municipal extraterritorial jurisdiction.

The Applicant, Grove Industries, LLC, is proposing a zoning change that would permit them to establish
and operate a landscape supply business from the existing barn. They are not proposing a nursery, or a
Keiper’s Farm or a Sugar Grove Pumpkin Patch. The proposed business will be a location for bulk
storage of mulch, firewood and a limited variety of hard landscape material such as stone and sand. All
of the bulk material would be delivered to the site for storage and eventual distribution. There would
be no production of firewood or mulch on the premises. The on-site landscaping materials are intended
to be sold to contractors and consumers. The proposed use is not a contractor’s yard in the sense that
contractor’s equipment will be stored on the premises.

The landscape material operation would be located in and adjacent the existing barn at the north end of
the property near the railroad tracks. A small outdoor bulk storage area for landscape materials and off-
street parking would be added to the existing improvements on the property.

Additionally, the Applicant intends to continue operation of the existing walnut grove and crop field on
the premises. The existing walnut grove would be maintained and rehabilitated. The farm field between
the grove and Prairie Street on the property would continue to be used for alfalfa and other crops such
as pumpkins.

The Planning Commission met to discuss the applicant’s request. After much discussion of a wide array
of concerns, including hours of operation, deliveries, off-street parking, and potential nuisances, the



Planning Commission recommended the Village Board not object to the requested zoning map
amendment, subject to no vehicle staging or parking be permitted to occur on Prairie Street.

While we respect the Planning Commission’s earnest effort, Village staff requests the Village Board take
into consideration that by supporting the reclassification by the County the Village would be supporting
the introduction of commercial uses in an area where none currently exist nor are contemplated in the
Village’s Comprehensive Plan. Village staff continues to collaborate with the proposed event venue that
lies east of the subject property and we have reservations about the compatibility of this use with the
event venue proposal.

Additionally, the zoning requirements in the County are materially different from those in Sugar Grove.
What is perfectly reasonable in the County could be completely inappropriate in Sugar Grove. Bear in
mind, the requested county zoning classification (F2) is a commercial/industrial classification for a rural
setting, not an urban, or built-up environment such as what is found in Sugar Grove. All of the uses
permitted in the County’s F2 District are Special Uses and, be advised, include such uses as:

e grain storage elevators;

e livestock sales facilities;

e shelling, drying, baling of agricultural crops;

o fertilizer production, sales, storage, mixing and distributions facilities;

e transportation related activities primarily serving the basic agricultural industry;
e farm machinery repair; preparation of feeds for animals and fowl; and

e agriculturally related research and facilities.

It is not clear to Village staff how the proposed use is considered a permitted Special Use in the F2
District by the County, given the requirements of the F2 District. The standards for the operation of the
business, e.g., noise, dust and traffic, will be controlled by the County. The Village can request certain
conditions and restrictions to be placed on the use and operation of the proposed business, but there is
no guarantee the County will apply them as conditions of approval.

The Village has supported Kane County efforts to maintain and reinforce agriculture business and
activities in the County and the Village generally supports retention of the agricultural character in those
areas where agriculture infrastructure is established. This particular location is in stark conflict with the
Village’s long-range plans.

Once the property is rezoned, it opens the door for the introduction of other similar commercial uses on
adjacent unincorporated property. The use of property on unincorporated lands will have an influence
on the future use of property on incorporated undeveloped land in the Village. Rezoning this property
for commercial purposes will lead to the erosion of the sound land planning decisions the Village has
made to this point in time. Village staff is of the opinion the Village Board should express its intention to
object to the proposed County rezoning application.

ATTACHMENTS
= Planning Commission Recommendation PC20-011
COSTS

There is no cost to discuss the issue.



RECOMMENDATION

Village staff recommends the Village Board acknowledge receipt of the Planning Commission’s
Recommendation and indicate the Village will object to the requested zoning classification because it is
inconsistent with the Village’s Comprehensive Plan.



VILLAGE PRESIDENT
P. Sean Michels

VILLAGE ADMINISTRATOR
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VILLAGE CLERK
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COMMUNITY DEVELOPMENT

PC20-011

Village President and Board of Trustees
Planning Commission

Meeting of July 15, 2020

20-011

Grove Farms Rezoning

PROPOSAL

The applicant, Grove Industries LLC, is requesting a map amendment (rezoning) for property
located in Sugar Grove Township in Kane County. The applicant is requesting the zoning
classification be changed from E1 — Estate to F2- Agricultural related sales, service, processing,

research, warehouse and marketing.

LOCATION MAP
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CHARACTER OF AREA

The subject property is located on the north side of Prairie Street, East of Sugar Grove Parkway.
Land adjacent to the property is suburban and rural residential and farm land.

BACKGROUND & HISTORY

The subject property is currently zoned E1- Estate and is open land with a walnut tree grove and
one barn building. The applicant is requesting that the property be rezoned to F2 — Agricultural
related sales, service, processing, research, warehouse and marketing. The proposed use for the
property is production and wholesale of black walnuts; crop agriculture of hay, alfalfa, sweet
corn, and pumpkins; bulk storage and sales of mulch, firewood, aggregate materials, decorative
stone, manmade landscaping materials; potted plants, soil erosion protection materials, fruits
and vegetables grown off-site.

41 W 950 Prairie Street

Conceptual Development Plan

Enlargement
Concrete Storage Bins Area
Asphalt Grindings
Each Bin 6-8' H
12’ W x 18’ D (Typical)

COMPREHENSIVE PLAN RECOMMENDATIONS

The Village Comprehensive Plan designates the site as “Single Family Residential”. Contiguous
properties to the east, west and south are designated as "Single Family Residential”, and the
properties contiguous to the north are designated "Open Space”.

The Village of Sugar Grove has plans for single family development in the area. The land along
Prairie Street is trending toward incorporated, single family residential. The Rezoning of this
property to F2 — Agricultural related sales introduces a commercial land use where none exists
and is not consistent with the Village's Future Land Use Plan.
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DISCUSSION:

Thomas O'Malley, a partner in Grove Industries, LLC, stated that he felt that their proposal does
not materially change the character of the property and is consistent to the area and will bring a
beneficial use to the property which in return would help supply residents with products to
beautify properties in town. Michael Rippinger, another Grove Industries partner, stated that
zero production would occur on the property, there would be no noise (i.e. grinding or
chipping). The piles in the concrete block bins would not exceed 10 feet. Hours were discussed,
the business would be open year round and the hours would be 7:00 a.m. or 8:00 a.m. until 5:00
p.m.. Access to the business, traffic turning onto Route 47 from Prairie Street, and parking were
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all discussed. The business does not plan on having high volumes of customers, and most
traffic will be their own trucks since most business will be deliveries of product. They plan
parking along the driveway that is pictured going along the west side of the property, but will
expand parking if needed. The issue of separating the property from the railroad was discussed
and the applicants do not feel that it would be an issue, but have considered installing a fence
along the railroad.

RECOMMENDATION

After carefully considering the facts, and the Applicants’ comments, the Planning Commission
recommends the Village Board support Petition #20-011, Grove Farms Rezoning at 41TW950
Prairie Street with the condition that there will be no vehicle staging or parking along Prairie
Street.

AYES:  J. Eckert, J. Guddendorf, G. Wilson

NAYES: |. Oschenslager

ABSENT: L. Jones, J. White, R. Sabo
MOTION PASSED
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