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VILLAGE OF WINNEBAGO  

ZONING BOARD MEETING AGENDA 

Tuesday, June 30, 2026 at 6:00 PM 

108 West Main Street and Virtually 

 

 
To access meeting from any device: https://global.gotomeeting.com/join/777725485 

Or by (Toll Free): 1 877 309 2073 | Access Code: 777-725-485 

 

1. CALL TO ORDER 

2. ROLL CALL 

3. DISCLOSURE OF ANY CONFLICT OF INTEREST 

4. PUBLIC COMMENT 

Each speaker is limited to three (3) minutes. A maximum of thirty (30) minutes shall be 

generally allowed for public comment at each meeting.  

5. APPROVAL OF MINUTES 

a. Minutes from March 31, 2026  

b. Minutes from May 5, 2026 

6. DISCUSSION 

a. Zoning Change for 106 Kasch Drive, PIN 14-09-102-004 

b. A Text Amendment of The Unified Development Ordinance  in the Light Industrial 

District 

7. NEW BUSINESS 

8. STATUS OF ZONING RECOMMENDATIONS TO BOARD 

9. EXECUTIVE SESSION 

10. ADJOURNMENT 

 

Posted: June 25, 2025 at 3:30 p.m. at 108 W. Main Street, Winnebago, IL  

and online at www.villageofwinnebago.com Tel 815.335.2020 | Fax 815.415-8491 

/s/ Kellie Symonds, Deputy Clerk 
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VILLAGE OF WINNEBAGO  

ZONING BOARD MEETING MINUTES 

Tuesday, March 31, 2026 at 6:00 PM 

108 West Main Street and Virtually 

 

 
1. CALL TO ORDER 

Meeting was called to order at 6:02 p.m. 

2. ROLL CALL 

PRESENT: Chairman Bill Emmert, Michael Booker, Irv Koning 

ABSENT: Brain Martin 

GUESTS PRESENT: Attorney Mary Gaziano, Village Administrator Dienberg, and Village 

Intern Kyle Okubo. 

There were no guests attending remotely. 

3. DISCLOSURE OF ANY CONFLICT OF INTEREST 

No conflict of interest was noted. 

4. PUBLIC COMMENT 

No one requested to address the board due to no members of the public. 

5. APPROVAL OF MINUTES 

a. Minutes from Month February 3, 2026 

Chairman Emmert noted that minutes for February 03, 2025, should state that 

Chairman Emmert and Mr. Booker asked Mr. Dienberg to clarify the Village Board’s 

reasoning for not referencing the Zoning Board’s recommendation in the Village 

Board’s annexation ordinance. Chairman Emmert made a motion to approve the 

minutes of the February 3, 2026, meeting as orally amended by tonight’s meeting, The 

motion was second by Mr. Booker. The motion carried unanimously, hearing no 

objection. 

6. DISCUSSION 

a. Proposed Text Amendment to Light Industrial District 6.07.02(3) 

Village Administrator Dienberg provided a brief overview of the item, stating that an 

interested party was interested in a unit for the property at 102 N Elida St formerly 

known as Angel Treasures. The property is currently zoned as light industrial which 

does not allow commercial and office use, despite the property being used as such for 
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the last thirty years. The ordinance changing the property from commercial to light 

industrial had not yet been found but handwritten notes from the March 24th, 1997, 

Zoning Board meeting were located. These handwritten notes show that the owner of 

the property, Mr. Whitehead, requested a zoning change as he wanted light industrial 

on the western side of the building and commercial on the eastern side. There is also 

proof that a public hearing did occur.  

Mr. Koning asked about intent of the zoning given to Mr. Whitehead at the time 

as he was given a zoning category that would have prohibited commercial use. Mr. 

Dienberg responded by saying that his inference from the notes at the time is that it 

was assumed that the uses would be allowed, but under the zoning classification of 

light industrial the uses wanted by Mr. Whitehead would not have been allowed at that 

time and that this is not an issue of the UDO retroactively prohibiting a use. 

Mr. Dienberg then stated that due to multiple properties in the Village being listed 

as light industrial any change to the zoning would affect properties beyond the 

property currently being examined. This was brought to the attention of the Committee 

of the Whole, and that they were comfortable with forwarding a potential text 

amendment of light industrial to the Zoning Board for recommendations. 

Mr. Booker then asked if we know what action the Village Board took despite not 

having the ordinance. Mr. Dienberg replied by stating that they have records of the 

name which reflect the changing of the property from commercial to light industrial 

along with a change in zoning maps during that time period reflecting the change in 

zoning and that they are currently still looking for the ordinance.  

Mr. Dienberg continued with that the primary action at this time is whether the 

Zoning Board would or would not recommend a change to the code for the light 

industrial district to allow for general business in light industrial.  

Chairman Emmert clarified that the intent of the Zoning Board at that time was for 

the light industrial district to allow for older buildings continued use if their use would 

not be seen, heard, or smelled by those outside the property.  While the ordinance for 

the light industrial differs, the original intent of the Zoning Board was to allow for the 

continued use of older buildings.  

Chairman Emmert and Mr. Koning then asked what properties were currently 

zoned under the light industrial district. Mr. Dienberg replied that there are two 

properties currently zoned under that classification. With one being located on 
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Westfield Road South Cunningham Road and the other being on Pecatonica Road just 

North of the Pecatonica Prairie Path.  

Chairman Emmert stated that he is not opposed to the idea of allowing 

commercial use in light industrial for the property brought to the board at but is 

concerned about how the other light industrial areas could impact their areas if they’re 

used for business. 

Chairman Emmert stated he would like the permitted uses in general business to 

be classified as special use in the light industrial district, with the business special 

uses continuing to be prohibited in light industrial to prohibit potential nuisances to 

neighbors.  

Chairman Emmert summarized that the possible options were either allowing all 

general business use in the light industrial with the possible exemption of special uses 

due to their potential to be nuisances to neighbors, or only allow general business 

permitted uses as special uses in the light industrial district to protect adjacent 

properties from nuisance. Chairman Emmert continued in that he did not see splitting 

the property into multiple zoning categories as an option. Mr. Booker agreed with the 

assessment of Chairman Emmert and asked Mr. Dienberg on any thoughts 

proceeding forward. 

Mr. Dienberg stated that they could bring both options before the zoning board 

and have them review more options in depth. 

Attorney Gaziano stated that she wasn’t against the idea of having general 

businesses permitted uses being special uses in light industrial but was concerned 

over the impact on existing businesses. 

Mr. Booker suggested waiving fees to the businesses at the property as a form of 

relief. Chairman Emmert stated his concerns over the potential of waiving fees as 

while the businesses may not have intended to violate the zoning ordinance they were 

still in violation of it and waiving fees could cause issues in the future as someone may 

go point back to this to try and get their fees waived for something that was ultimately 

the responsibility of the business and not the village.  

Mr. Koning asked whether any property has requested to be zoned light industrial 

since this request. Attorney Gaziano replied she cannot recall a property asking to be 

rezoned with Chairman Emmert adding that no property annexed to the village has 

been zoned light industrial. Mr. Koning then asked if it would be unlikely to zone any 
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property in the future as light industrial. Chairman Emmert replied that it was unlikely 

to occur. 

Mr. Dienberg asked for clarification on whether the owner of the property would 

have to apply for special use permits individually or if they could be handled under one 

special use permit. Attorney Gaziano responded that they could not make one special 

use permit for every business and that the property owner would have to have a 

special use permit for every business there. It was also noted that the occupant 

looking at the property would not be eligible to have a fee waived as they know they 

cannot use the property for their wanted use and haven’t acquired the property. 

Chairman Emmert asked if the Village had told the property owner anything that 

could imply that they could have used their property as is due to due to the mistake of 

detrimental reliance. Attorney Gaziano stated concern over the notes as it indicated 

that Mr. Whitehead told the village that he intended to have the property have both 

commercial and light industrial functions despite being prohibited at that time, and due 

to that she was in favor of waiving the fee. 

Mr. Dienberg expressed concern about the potential of one of the businesses 

currently there being forced to leave. Attorney Gaziano noted that there weren’t any 

complaints about the businesses currently on the property and did not feel that the 

issue would occur.  

Mr. Dienberg asked the zoning board whether they would like the two options 

presented as mentioned earlier. Attorney Gaziano stated that she would like to get the 

consensus of the zoning board first regarding the text amendment and asked if the 

zoning board was leaning towards having the principal permitted uses of general 

business be a special permitted use in light industrial which Chairman Emmert 

affirmed. 

Chairman Emmert stated that he would be willing to have the property owner get 

three special permitted use permits for one permit fee in this instance, while having 

any future business use at that location require a special permit use for any use that is 

not already permitted.  

b. Unified Development Ordinance (UDO) Table 6.2   

Administrator Dienberg asked the board if they would like to start on the UDO table 

now or push it back to next month as there’s nothing time sensitive on the UDO. Intern 
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Okubo brought up an issue he saw regarding gun clubs and gun ranges as gun clubs, 

but it was decided it could be discussed later. 

7. NEW BUSINESS 

a. Resignation of Riley Pitney 

Mr. Dienberg stated that Riley Pitney has officially resigned from the Zoning Board. 

8. OLD BUSINESS 

2. 9714 Cunningham Road Annexation 

No further discussion was needed. 

9. EXECUTIVE SESSION 

No Executive Session was needed. 

10. ADJOURNMENT 

Chairman Emmert made the motion to adjourn, seconded by Mr. Booker. Meeting 

adjourned at 7:07 p.m. 

 

 

 

 

 

 

 

 
 
 
 
 
 

 
 
UNAPPROVED    

       ___________________________ 
       Prepared by Kyle Okubo, Intern 
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VILLAGE OF WINNEBAGO  

ZONING BOARD MEETING MINUITES 

Tuesday, May 5, 2026 at 6:00 PM 

108 West Main Street and Virtually 

 

 
To access meeting from any device: https://global.gotomeeting.com/join/777725485 

Or by (Toll Free): 1 877 309 2073 | Access Code: 777-725-485 

 

1. CALL TO ORDER 

Meeting called to order at 6:00 PM. 

2. ROLL CALL 

PRESENT: Chairman Bill Emmert, Irv Koning, Brian Martin 

Absent: Michael Booker 

Guests present: Attorney Mary Gaziano, Village Administrator Dienberg, and Randy 

Hogan. There were no guests attending remotely. 

3. DISCLOSURE OF ANY CONFLICT OF INTEREST 

No conflict of interest was noted. 

4. PUBLIC COMMENT 

Randy Hogan stated that the Village Building Official informed him that pools are 

prohibited from encroaching into front and side yards. He requested a variance for his 

property. 

Chairman Emmert informed Mr. Hogan that he could continue with filing a variance which 

would involve a fee, or if Mr. Hogan believes that the building inspector wrongly interpreted the 

ordinance, he can challenge the interpretation of the Building Official and bring it to the Zoning 

Board for a review of their decision. Mr. Hogan replied that he would like to do the variance 

option first. 

Mr. Hogan explained that he applied for the variance because his house is so far pressed 

against the rear, he has no rear yard except for a garage. Mr. Hogan stated that the proposed 

pool would be located entirely within the side yard and would not extend beyond the front of 

the house.  
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Attorney Gaziano asked if the building inspector directed Mr. Hogan to any specific 

ordinance regarding the pool. Mr. Hogan replied that he looked online regarding the pool and 

that there was a caveat at the end regarding discretion being made. 

Mr. Dienberg asked if the section regarding the caveat was in the Unified Development 

Ordinance (UDO) or if it was part of the building code itself.   

Chairman Emmert stated that the meeting would continue but recommended that Mr. 

Hogan discuss the denial with the Village Administrator and Building Official to determine 

whether discretion may be applied in his situation. 

5.   APPROVAL OF MINUTES 

a. Approval of Minutes from March 31, 2026 

  Approval of March 31, 2026, minutes was deferred to the next meeting. Motion by 

Chairman Emmert, seconded by Brian Martin. Hearing no objection, the motion 

carried. 

6. DISCUSSION 

a. Application for Variance Request for 208 E Bluff Street  

Chairman Emmert stated the application for the variance was addressed in public 

comment.  

b. UDO Text Amendment Light Industrial 

Chairman Emmert asked Mr. Dienberg the current status of the UDO text amendment 

for light industrial. Mr. Dienberg explained that text shown in blue represents proposed 

additions to the UDO. The amendment would allow principal permitted uses in the 

General Business District as special uses within the Light Industrial District.  

Chairman Emmert asked why the formatting of “Special Uses” for the Light 

Industrial District is not consistent with other examples of “Special Uses” in the UDO 

as found in other districts. Attorney Gaziano replied that the difference was due to the 

addition of adding conditions that needed to be met in order to be granted a Special 

Use Permit. Mr. Dienberg added that the conditions were in place as the General 

Business District allows lumber yards as a principal permitted use and that the 

conditions would help remedy that. After further review, no objections were raised 

regarding the proposed conditions. 

Chairman Emmert told Mr. Dienberg that the revisions of the Light Industrial text 

amendment should include the specification that only the principal permitted uses in 
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the General Business District under 6.06.01 (1) would be allowed as a special 

permitted use with the uses under 6.06.01 (2) being prohibited. 

c. Village Board Interviews – Place Foundry Proposal   

Mr. Dienberg reported that the Village's RFP process to update the 

Comprehensive Plan and UDO is progressing and that the Village Board will be 

interviewing potential candidates on May 20th for the next step of the interview 

process. Mr. Dienberg stated that the Zoning Board is welcome to attend and that they 

can pass questions to himself, the Village President, or the Village Trustees to ask 

questions of the candidates at the interview stage. 

Chairman Emmert asked for a quick rundown on the aim of the interview 

process. Mr. Dienberg responded that the aim of the interview is to update the 2007 

Comprehensive Plan. The plan is the selected candidate, along with working with the 

Sosnowski and Szeto Law Firm, Fehr Grahm Village Engineers, along with public 

input, and a steering committee would update the Comprehensive Plan and to have a 

comprehensive update of the UDO.   

Chairman Emmert asked Mr. Dienberg if the applicant will look for 

inconsistencies within the UDO. Mr. Dienberg responded that within the first three to 

four months they will have proposed a text amendment early in the process to address 

inconsistences that need to be addressed immediately, with design standards coming 

later after community engagement. 

Chairman Emmert asked if the text amendments would be based on things 

previously discussed by the Zoning Board or will they examine the inconsistencies 

themselves? Mr. Dienberg replied that from the current proposal it says that 

Sosnowski and Szeto would be involved. 

Attorney Gaziano noted that the question she had with the proposal is regarding 

the review of inconsistences as whether the candidate or the Sosnowski and Szeto 

law firm is doing the examining as there is a difference between ensuring that 

something meets the requirement for the law and ensuring that the document itself 

does not contain inconsistencies. 

d. UDO Table 6.2 

Mr. Dienberg asked if the Zoning Board would like to continue with the UDO 

revisions despite the potential for duplicate work due to the proposals. Chairman 
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Emmert responded that he did not see the need to duplicate the work that the 

applicant would be doing for updating the Village’s UDO. 

Chairman Emmert asked the Zoning Board if they would like to continue despite 

the duplicative and extensive work. Mr. Martin agreed with Chairman Emmert that the 

work would be duplicitous, and Mr. Koning voiced no objections to letting the applicant 

review the UDO for inconsistencies.  

7. NEW BUSINESS 

BUILD Act and Preemption of Local Government 

Chairman Emmert asked if there were any new businesses to be brought to the 

attention of the board. Mr. Dienberg stated that the Village is examining the Governors 

proposed BUILD ACT due its strong preemption of local control and taking away 

municipalities abilities to impart their own zoning code.  

Chairman Emmert added that this act would allow group homes in areas zoned for 

single families. Mr. Dienberg added that it also would allow for accessory dwelling units within 

Single Family zoning districts which poses infrastructure concerns as it would double the 

sewer and water connections on a single lot. 

Zoning Board Member Appointments 

Chairman Emmert stated that President Eubank asked if he would like to continue 

serving as the Chairman of the Zoning Board to which he stated that he was not opposed to 

continue serving unless someone else would like to serve. 

Chairman Emmert then asked Mr. Dienberg regarding having a fifth person on the 

zoning board to serve as a tie breaker. Mr. Dienberg stated that he has not heard anything 

new at this time. 

8. OLD BUSINESS 

No further discussion was needed. 

9. EXECUTIVE SESSION 

No Executive Session was needed. 

10. ADJOURNMENT 

Chairman Emmert made the motion to adjourn with Mr. Koning seconding. The motion 

carried unanimously, hearing no objection. Meeting was adjourned at 6:40 p.m.  

  
 
      ___________________________ 

        Prepared by: Kyle Okubo, Intern 
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VILLAGE OF WINNEBAGO 

MEMORANDUM 

Prepared By: Joseph Dienberg, Village Administrator 

To: Zoning Board 

Date: June 30, 2026 

Subject: Zoning Change for 106 Kasch Drive, PIN 14-09-102-004 

 

Request 

The Village of Winnebago is requesting a zoning change for the Village-owned property located at 106 

Kasch Drive, identified as PIN 14-09-102-004. The property consists of approximately 1.6706 acres and is 

currently zoned District No. 3: General Business. 

 

The Village is requesting that the property be rezoned to District No. 4: General Industrial to facilitate the 

sale of the land and allow for future development of the property for a use consistent with the zoning of the 

contiguous property to the east, identified as PIN 14-09-126-018. 

 

 

Background 

The subject property is owned by the Village of Winnebago and has been identified as property appropriate 

for sale and future private development. The proposed zoning change would reclassify the property from 

General Business to General Industrial, aligning it with the zoning of the adjoining parcel to the east. 

 

The purpose of the zoning change is to support the Village’s economic development goals by positioning the 

property for sale and redevelopment in a manner compatible with the existing zoning pattern in the area. The 

contiguous property to the east is already zoned District No. 4: General Industrial, and the proposed zoning 

change would allow the 106 Kasch Drive parcel to be developed consistently with that adjacent property. 

 

 

 

137

Section 6. Item #a.



Page 2 of 3 

 

Site Information 

Property Address: 106 Kasch Drive 

Parcel Number: 14-09-12-004 

Property Size: Approximately 1.6706 acres 

Property Ownership: Village of Winnebago 

Current Zoning: District No. 3 – General Business 

Requested Zoning: District No. 4 – General Industrial 

 

 

 

 

 

 

 

 

 

 

 

Surrounding Zoning: 

o East: General Industrial; South: General Business; West: General Business; North: County 

Agricultural/General Business 
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Findings of Fact 18.04.04(e) (Draft for ZBA Consideration) 

In making its determination, the Zoning Board of Appeals shall consider the following findings as required 

by the Village’s Unified Development Ordinance: 

1. That the proposed amendment promotes the public health, safety, comfort, and general welfare of the 

Village. 

2. That the proposed amendment conserves the value of adjacent property and does not unreasonably 

diminish property values within the surrounding area. 

3. That the proposed amendment is consistent with the goals and objectives of the Village’s 

Comprehensive Plan. 

4. That the proposed amendment is reasonable in response to changing conditions and the existing 

character of the area. 

5. That adequate public utilities, road access, drainage, and other facilities are either existing or will be 

provided to serve any development occurring on the property. 

 

Next Steps 

This report is for informational purposes and Planning and Zoning Commission consideration. A public 

hearing on the zoning change request is scheduled for June 30, 2026 at which time the Zoning Board shall 

adopt formal Findings of Fact and make a recommendation to the Village Board for final action. The Village 

Attorney will prepare the zoning ordinance for Village Board consideration following the Commission’s 

recommendation. 
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Agenda Item Executive Summary 

Item Name 
ZONING CHANGE REQUEST FOR 106 KASCH DRIVE 
(PIN 14-09-102-004) 

Committee or 
Board Zoning Board 

 

 

BUDGET IMPACT 

Amount: N/A Budgeted: N/A 

List what fund: 
 N/A   

EXECUTIVE SUMMARY 

The Village of Winnebago is requesting a zoning change for the Village -owned property located at 106 Kasch Drive, PIN 
14-09-102-004. The property consists of approximately 1.6706 acres and is currently zoned District No. 3: General Business. 
The proposed zoning change would reclassify the property to District No. 4: General Industrial to facilitate the sale of the 
land and future development of the property for a use consistent with the zoning of the contiguou s property to the east, 
identified as PIN 14-09-126-018. 

 

The surrounding zoning includes General Commercial property to the north, along with a separate property zoned 
Winnebago County Agricultural; General Commercial property to the west and south; and G eneral Industrial property to 
the east. The proposed zoning change would create consistency with the adjoining industrial -zoned parcel and support 
the Village’s efforts to position the property for sale and appropriate future development.  

 

A public hearing is scheduled for June 30, at which time formal Findings of Fact will be considered and a recommendation 
will be made to the Village Board. Following the Planning and Zoning Commission’s recommendation, the Village 
Attorney will draft the zoning ordinance for Village Board consideration. 

ATTACHMENTS (PLEASE LIST) 

Staff Memo, Application and Supporting Documents 

ACTION REQUESTED 

☐For Discussion Only  

☐Resolution  

☐Ordinance  

☒Motion: 

 
MOTION: I move to recommend approval of the requested zoning change for the Village-owned property located at 106 Kasch Drive, 
PIN 14-09-12-004, from District No. 3: General Business to District No. 4: General Industrial, based on the Findings of Fact adopted 
 

 

Staff: Joey Dienberg, Village Administrator  Date: 6/30/2026 
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Agenda Item Executive Summary 

Item Name 

A TEXT AMENDMENT TO SECTION 6.07.02(4) OF 
THE UNIFIED DEVELOPMENT ORDINANCE 
REGARDING SPECIAL PERMITTED USES IN THE 
LIGHT INDUSTRIAL DISTRICT 

Committee or 
Board Zoning Board 

 

 

BUDGET IMPACT 

Amount: N/A Budgeted: N/A 

List what fund: 
 N/A  

EXECUTIVE SUMMARY 

The Zoning Board will hold a public hearing on June 30, 2026, regarding a proposed text amendment to the Light Industrial 
District regulations within the Unified Development Ordinance. The proposed amendment addresses a legacy 
inconsistency between the current ordinance language and historical use patterns of properties within the Light Industrial 
District, specifically where office-type and General Business District uses have existed but are not currently listed as 
permitted uses. 

 

Following prior discussion by the Village Board and Zoning Board, staff revised the proposed approach to classify certain 
General Business District uses as Special Permitted Uses within the Light Industrial District. This would allow the Zoning 
Board and Village Board to review proposed uses on a case-by-case basis through the public hearing process, while 
ensuring compatibility with the intent of the Light Industrial District and surrounding properties. The Village Attorney 
is drafting the ordinance for consideration.  

ATTACHMENTS (PLEASE LIST) 

None 

ACTION REQUESTED 

☐For Discussion Only  

☐Resolution  

☒Ordinance  

☒Motion: 

 
MOTION: I MOVE TO RECOMMEND APPROVAL TO THE VILLAGE BOARD OF AN ORDINANCE APPROVING A TEXT 
AMENDMENT TO SECTION 6.07.02(4) OF THE UNIFIED DEVELOPMENT ORDINANCE REGARDING SPECIAL PERMITTED USES 
IN THE LIGHT INDUSTRIAL DISTRICT. 

Staff: Joseph Dienberg, Village Administrator  Date: 6/30/2026 
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