Thursday, November 20, 2025
Plan Commission Meeting at 6:00 PM

PLAN COMMISSION MEETING AGENDA

1. Meeting Opening

A. Call to Order
B. Roll Call

2. Consent Agenda

A.  Approval of Minutes

3.  Staff Reports

4. Business Items

A.  Public Hearing for Annexation of PIN 11-16-153-001

5. Discussion

A.  The sale of hemp based products and cannabis smoking lounge within the City of Sterling.

6. Adjourn

The City of Sterling in compliance with the Americans with Disabilities Act, requests that persons with disabilities who require certain
accommodations to allow them to observe and/or participate in this meeting or have questions about the accessibility of this
meeting or facilities, contact the ADA Coordinator at (815) 632-6630 to allow the City of Sterling to make reasonable
accommodations for these persons.
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Plan Commission Minutes June 12, 2025
City Council Chambers

On Thursday, June 12, 2025, at 6:44 p.m., Skip McCloud called the regular meeting of the Plan
Commission to order. Roll Call. Present: Gordon Harris, Carol Corwell, and Brian Carradus.
Absent: Jamie Schwingle and Rene Morris.

Also present were City Planner Dustin Wolff, Building and Zoning Superintendent Amanda
Schmidt, Attorney Tim Zollinger, Alderperson Elston, and City Clerk Teri Sathoff.

Gordon Harris made a motion to approve the minutes from May 15, 2025, as presented;
seconded by Carol Corwell. Voting — Ayes: Corwell, Harris, McCloud, and Carradus. Nays: None.
Motion carried.

City Attorney Zollinger informed the Commission and those present that the Public Hearing
that was opened at the May 15, 2025, Plan Commission meeting had been recessed until this
meeting to allow for postings and notices.

At 6:46 pm, Chair McCloud reopened the public hearing for the approval of a condominium
plat for the development of five structures containing ten townhouses. The property is
located on the Northeast corner of Lynn Blvd and 16" Avenue and is 1.47 acres. A rezone of
this property from SR-4 to MR-10 is being requested.

City staff received one comment via phone call from Stephen Berley, 2208 11 Avenue,
Sterling. Mr. Berley did not agree with the proposed zoning change. He advised that he would
be in attendance, but he was not.

The recommendation was made at the May 15, 2025, meeting contingent on notifications, to
approve the rezoning of the proposed condominium plat, with a formal/final vote on it at the
June 12, 2025, Plan Commission meeting, with the following conditions:

1. Rezoning of the lands from the SR-4, Single-Family District to the MR-10, Multi-Family
District.

2. Compliance of all condominium plat instruments with the requirements of the Illinois
Condominium Property Act

3. Provide Condominium Declarations and Bylaws for Staff and Attorney review prior to
action by the City Council.

4. Relocate the building footprint in the northeast corner of the plat to comply with a 30-
foot setback from the north property line.

5. Provide a construction detail and cross-section for the access drive to illustrate it can
accommodate emergency service and maintenance vehicles.

6. Any technical corrections required by the City Engineer and Whiteside County.
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Plan Commission Minutes June 12, 2025
City Council Chambers

The public hearing was closed at 6:51 pm.

At 6:52 pm, Chair McCloud opened the public hearing for the annexation and zoning of Aldi lot
2. The petitioner, Rob Boron, with PMP Holdings, was present to answer questions and
provide a background on the proposed development.

Mr. Boron stated that the development will include a building with four or five businesses.
One of the occupancies will be Jersey Mike's; one of the others is a national chain that is not
being named at this time.

City Planner Dustin Wolff stated the land use plan recommends this area for continued
regional business uses.

Brian Carradus asked about planning for the future development of the adjacent properties.
Wolff advised that this has been taken into consideration.

The public hearing was closed at 6:51 pm.

Brian Carradus made a motion to recommend approval of the annexation and the zoning
designation of RB Regional Business District for PIN 11-14-276-004; Seconded by Gordon Harris.
Voting — Ayes: Corwell, Harris, and Carradus. Nays: None. Motion carried.

City Planner Wolff stated that a recommendation to the City Council will need to be made to
combine the two lots into one for the development.

Carol Corwell made a motion to recommend to the City Council to approve the petition for the

Plat, with the following conditions:

1. Approval of the annexation of PIN 1114276004 and zoning of the property to RB, Regional
Business District.

2. The Plat be revised to show building setback lines that conform to the RB district.

3. The Plat be revised to show the ROW dedication of the triangular area adjacent to the
25t™ Street ROW. This area must be labeled on the Plat as being dedicated to the City of
Sterling.

a. Provide a mete and bounds description of the triangular area to be dedicated to the
City of Sterling.

4. The Plat be revised to show the ROW dedication of an additional area, approximately 35-
feet x 100-feet. This area must be labeled on the Plat as being dedicated to the lllinois
Department of Transportation (IDOT).

5. Subject toall technical corrections as required by Whiteside County.
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Plan Commission Minutes June 12, 2025
City Council Chambers

Seconded by Brian Carradus. Voting — Ayes: Corwell, Harris, McCloud, and Carradus. Nays:
None. Motion carried.

With no further business to discuss, the meeting was adjourned at 7:14 p.m.

Teri Sathoff

City Clerk
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CITY OF BUILDING & ZONING

STERLING

ILLINOIS - Industricus. Inspired. Innovative,

APPLICATION FORM
PROPOSED AMENDMENT TO ZONING ORDINANCE
(Submit to Planning Commission)

Date Application Filed: \ C /15 185

FeePaid$ | 'H (O Receipt No: QAW R099check # .~ COIY
Fz_
This Section To Be Completed By Applicant
Part 1
PLEASE PRINT OR TYPE
Applicant Name: Temple Sholom (Nik Jakobs)

Applicant Mailing Address: 21950 Ridge Road, Sterling, IL 61081

815-632-6621
Home Work

Applicant’s Phone Number:

Part I

Type of Application: Amend the text of the Zoning Ordinance[ ] Rezoning-Change in Map [ ]
N" /{n,;exd‘ on

Part 111
(Complete this part if you propose to amend Text of Zoning Ordinance)

Type of amendment proposed:

[[] Amend text within a Section that proposes a new requirement or specification be added
[] Amend text within a Section that would delete a present requirement or specification
[] Delete an entire Section or Article

[] Add a new Section or Article

815-632-6624 | 212Third Ave | Sterling, lllinols 61081
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L2

APPLICATION FORM
PROPOSED AMENDMENT TO ZONING ORDINANCE
Page 2 of 3

What specific Section(s) or Article(s) of the Zoning Ordinance would be affected by the
proposed amendment?

How will the amended or new Section(s) or Atrticle(s) read: (include additional sheets if
necessary)

{

Part IV _
(Complete this Part if you are proposing to rezone a property).

Legal description of property to be rezoned:

Lot 1 - Peaceful Properties

Is the applicant the present owner of the property? Yes . No I;I S

If the applicant is not the present owner of the property, what is the present owner’s name
and complete mailing address?

Owner’s Name;

Ovmer’s Address:

If the applicant is not present owner of the property, the applicant much provide
sufficient evidence to demonstrate a proper interest in having the property rezoned.

"

815-632-6624 | 212ThirdAve | Sterling, lliinols 61081
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APPLICATION FORM
PROPOSED AMENDMENT TO ZONING ORDINANCE
Page 3 of 3

Present Zoning of affected property: One and Two Family Residence (County Zoning)
Requested Zoning for the affected property: Singla Family Residential

Explain the purpose or intent for rezoning the property including a description of both the
present and proposed use(s) of the property.

Annexation and rezoning is being requested in order to build a synagogue, parking lot and
extend water main and sanitary sewer.

Has a site plan been prepared for the proposed use of the property? Yes [X] No []
IF YES, PLEASE ATTACH A COPY OF THE SITE PLAN WITH THIS APPLICATION.

PartV

I attest and swear, to the best of my knowledge, that the information provided with this
application is correct and that I have reviewed the applicable sections of the City of Sterling
Zoning Ordinance prior to submitting this application.

By: %/Wh

Applic@,& ignature

Date: /O / /f/ A e

LXJ

815-632-6624 | 212ThirdAve | Sterling, lllinois 61081
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w 1/? PLAT OF SURVEY

SUIBHNNAAAN

S - OF PROPERTY DESCRIBED AS: Part of the West Half (W 1/2) of the
N89°31'34"E 240,00 Northwest Quarter (NW 1/4) of Sectlon Sixteen (16), Township Twenty—one
0 40’ 80’ (21) North, Range Seven 57) East of the Fourth (4TH) Principal Meridian,
Whiteside County, lliinols, described as follows:
SCALE: 1"=80’

Commencing at the Intersection of the west line of the sald Northwest
Quarter (NW 1/4) of Section Sixteen 516) and the north rlght-of—way ling of
Lynn Blvd.; thence North 89 degress JO minutes 49 seconds East, along sald !
north right—of—way, a distance of 271,42 feet to the Point of Beginning; .
thence North 00 degrees 30 minutes 36 seconds East, a distance of 453.78 | :
feet; thence North 89 degrees 31 minutes 34 seconds East, a distance of

JAKOBS DAVID S
11-16-153~001

/~WEST LINE OF THE EXISTING _ 240.00 feet; thence South 00 degrees 30 minutes 18 seconds West, a ,
NW 1/4 OF SECTION 16 CORPORATE distance of 453.72 feel; thence South 89 degrees 30 minutes 49 seconds : :
LIMITS West, a distance of 240.04 feet, to the Polnt of Beginning, contalning 2.500 i
acres, more or less, : :
i
b PROPOSED N SURVEYORS STATEMENT
3 g | hereby certify that | have prepared the attached map for . |
KOSTER DANIEL R ﬁ ANNEXA TION NEW LIFE LUTHERAN annexation purposes only. i
CHURGCH LCMC o
11—16—102-018 44 2,500 ACRES & e 16—10T— In_witness whereof, | have hereunto set my hand and seal this '5
8 ° 11=16-102-013 day of OCTOBER , AD, 2025~ " "Divon, liinols.
§ R
12 B
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PATRICK T. HUBERT
ILLINOIS PROFESSIONAL LAND SURVEYOR
NO. 35--4026

MY LICENSE EXPIRES NOVEMBER 30, 2026,
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MONUMENT FOUND
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.
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(101.26") REGORD DIMENSION FOR i
77777777, EXISTING CORPORATE LIMITS (00'01°25) RECORD ANGLE
_— (N8g'12'22'E) RECORD BEARING TEMPLE SHOLOM
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memorandum Mead
To: Sterling Plan Commission &I-I u nt

Amanda Schmidt, Building & Zoning Superintendent
From: Dustin Wolff, AICP, City Planner

Mike Lewis, AICP, City Planner
Cc: Scott Shumard, City Manager

Tim Zollinger, City Attorney

Date: November 12, 2025

RE: Temple Sholom Annexation & Rezoning

LOCATION: PIN # 11-16-153-001 along W Lynn Blvd.

[
™|
o
o
-

3 |54 |]55]56 374384 | 39|40

Figure 1: Proposed annexation parcel and area lands.

BACKGROUND:

By annexing land, cities can regulate zoning, land use, and development standards, ensuring consistency with
their urban planning goals and preventing uncoordinated growth in nearby unincorporated areas. Cities can
extend utilities like water, sewer, and transportation systems to annexed areas, optimizing infrastructure use and
reducing costs compared to fragmented systems in unincorporated regions.

X:\1953300\113830.01\TECH\rpts\Project\Annexations\Temple Sholom Lynn BIVd\ANNEX RZ-Temple Sholm_2025 11 12.docx 1
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REZONING EVALUATION: The following are my comments based on the requirements as outlined in Section
102-103 and 102-915 to consider when reviewing a request to rezone a particular property:

Zoning of Lands to be Annexed

During the process of annexation, any territory (properties) brought into Sterling must be placed into a zoning
district. The rezoning of each property will depend on its location, current use and the City’s Comprehensive Plan.
The closest City-equivalent zoning is being considered to ensure that properties are legal and conforming with
the code based on their current use and operations. This undeveloped parcel is zoned R-2, One-and Two-Family
Residence, in the County. See Figure 2.

P~
5]
o
o
g

Figure 2: Annexation area with current County zoning districts illustrated.

The City will rezone these lands to Single-Family Residential-4 (SR-4) District concurrent to the annexation public
hearing process. The purpose of the SR-4 District is to accommodate lower density single-family residential
development in the city, and related institutional uses. This district primarily consists of post-World War I
residential neighborhoods that have a suburban character and has a maximum density of approximately four units
per acre. Development within the SR-4 district should be designed in a coordinated manner with an
interconnected street network that is consistent with the City's Comprehensive Plan.

2040 Comprehensive Strategic Plan

The adopted Plan prioritizes the orderly and efficient annexation of land to the city that will result in providing a
complete range of public services and public facilities for the annexed territory and ensure consistency with the
adopted Plans and Codes for the City of Sterling. Annexing land already served by City roads will aid the efforts
to have both sides of the roadway located within the corporate limits and enable properties to be served by public
utilities. Sewer is located on the adjacent Lutheran church property.

X:\1953300\113830.01\TECH\rpts\Project\Annexations\Temple Sholom Lynn BIvd\ANNEX RZ-Temple Sholm_2025 11 12.docx 2
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The Future Land Use Map recommends the area for Agricultural use and will need to be amended to Institutional.
See Figure 3. As the location for institutional uses—schools, hospitals, places of worship, utilities, etc.—differ by
need, mapping the Institutional category in advance is challenging. Institutional uses are public or quasi-public
facilities that serve the broader population rather than generating private profit. Places of worship anchor
neighborhoods and are typically located along key corridors.

Goal UCF-3 states “Sterling will have an active and engaged community that champions community projects and
organizations.” The proposed annexation and zoning to the SR-4 District are consistent with the goals and
recommendations for the adopted 2040 Comprehensive Plan.

= |

Figure 3: The adopted Future Land Use shows the lands to be annex—outlined in RED—as Agriculture and will be amended to

Institutional consistens with the lands to east.

RECOMMENDATION: Based on an evaluation of the key “findings of fact’, staff recommends that the Plan
Commission recommend approval this annexation and rezoning petition to the City Council for the following
reasons:

1. The proposed annexation and zoning of the property to SR-4 Single-Family Residential-4 District conforms
to the goals and recommendations expressed in adopted Comprehensive Strategic Plan.

2. The proposed amendment to the Official Zoning Map maintains the desired consistency of land uses, land
use intensities, and land use impacts as related to the area of the subject property

3. The proposed zoning map amendment is compatible with the trends for development in the area.

4. The proposed rezoning is compatible with the City’s intent to maintain the area for single-family residential
uses and related institutional uses.

5. The land use category for the annexed parcel is amended to be Institutional, consistent with the lands to the
east.
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