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Residents could sue to block propane storage plan | Daily Chronicle

Residents could sue to block propane storage plan
County committee backs plan despite residents' safety concerns
Published: Thursday, Aug. 25,201611:47 p.m. CDT

SYCAMORE - Opponents of a propane distribution facility proposed for property at the northeast corner of Route 64 and Five Points Road
say they plan to file suit to stop it.

If approved by the Executive Committee, the DeKalbCounty Board could consider the proposal from Morris-based Dibble Family LLC at its
next meeting, which is Sept. 21.

Despite receiving a recommendation to deny the proposal from a public hearing officer, members of the countjr's Planning and Zoning
Committee voted, 5-1,Wednesday to recommend it for approval to the County Board, which has the final say. Committee member Anita Jo
Turner, A Democrat from District 4, cast the sole vote in opposition, DeKalb Coimty Planning Zoning and Building Director Paul MiUer said.
Votingin favor were committee members John Emerson (R-2), Tim Bagby (R-3), Kevin Bunge (R-1), Tracy Jones (R-1) and Suzanne Willis.
Committee member Steve Faivre (D-4) was absent.

Eight residents spoke in opposition to the plan during a public hearing in Tulv. They also submitted a petition in opposition signed by more
than 30 residents, according to county records. They cited concerns about safety and how the facility would affect property values.
J.W. Sandy, who lives on Route 64 near the proposed facility, said he felt like the committee disregarded residents' safety concerns,
especially in light of a recent seven-alarm fire at a propane facility in Gumee. He also said neighbors are considering suing to block the
project.
Dibble Family wants to renovate the existing building on the 2.77-acre site and buUd two 30,000-gallon propane storage tanks on the
northeast corner of the property. A fence would be built to enclose the tanks and office areas. The facility would be used to serve the
company's existing DeKalb County customers. About 90 percent of the company's customers are farmers and agriculture businesses,
according to the proposal.
County Board Vice President Tracy Jones, a Republican from District 1 who serves on the Planning and Zoning Committee, told the Daily
Chronicle last month that it would be difficult for him to support the proposal after hearing from concerned residents. However, Jones said
he was swayed by comments from fellow committee member Suzanne Willis, D-10. Willis, a retired Northern Illinois University physics
professor, spoke at length about the safety of such facilities.
"Safety with these tanks should not be a concern," she told the Daily Chronicle. "The residents' fear is not well-founded."
Jones predicted the 24-member County Board would approve the special-use permit needed to allow for construction of the propane
distribution facility.

DeKalb County Board Chairman Mark Pietrowski Jr., who attended Wednesday's committee meeting, said he hasn't decided how he will
vote on the proposal. He said he understood the safety concerns of neighboring property owners, but said he would "ultimately rely on the
science."

Copyright © 2016 Daily Chronicle. All rights reserved.
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STATE OF ILLINOIS

COUNTY OF DEKALB

)
)SS
)
ORDINANCE 2016-10

AN ORDINANCE APPROVING A SPECIAL USE PERMIT
FOR AN AGRIBUSINESS

ON PROPERTY LOCATED AT 25330 FIVE POINTS ROAD
IN MAYFIELD TOWNSHIP

WHEREAS, Dibble Family, LLC, representing the property owner, Maplehurst Farms, has
filed an application for a Special Use Permit, in accordance with the requirements of Section
9.02.B.3 ofthe DeKalb County Zoning Ordinance, to allow an agribusiness in the form ofa propane
storage and distribution business on a 2.77-acre parcel located at 24330 Five Points Road in
imincorporated Mayfield Township, said property being zoned A-1, Agricultural District and legally
described as shown in Exhibit "A" attached hereto; and

WHEREAS, following due and proper notice by publication in the Daily Chronicle not less
than fifteen (15) nor more than thirty (30) days prior thereto, and by mailing notice to all owners of
property abutting the subject property at least ten (10) days prior thereto, ftie DeKalb County
Hearing Officer conducted a public hearing on August 4,2016 at which the petitioners presented
evidence, testimony, and exhibits in support ofthe requested Special Use Permit, and eight members
of the public testified in opposition and one in favor of the proposal; and

WHEREAS, the Hearing Officer, having considered the evidence, testimony and exhibits
presentedhas made his report and findings offact, and recommendedthat the requested SpecialUse
Permit be denied, as set forth in the Reports of the DeKalb County Hearing Officer, dated August
4,2016, a copy of which is appended hereto as Exhibit "B"; and

WHEREAS, the Planning and ZoningCommitteeofthe DeKalb CountyBoardhas reviewed
the testimony and exhibits presented at the aforestated public hearing and has considered the
findings offact and recommendations ofthe Hearing Officer, and has forwarded a recommendation
to the DeKalb County Board that the Special Use Permit be approved, based on the following
findings:

1.

The proposed agribusiness will comply with all applicable provisions of the A-1,
Agricultural District regulations;

2.

The proposed agribusiness will not be urueasonably detrimental to the value of other
property in the neighborhood or the public welfare at large;

3.

The location and size of the proposed agribusiness, and the nature and intensity of the
propane storage and distribution business,and the location ofthe site with respect to streets
givingaccess to it, are such that the specialuse will not dominate the immediatearea so as

to prevent use of neighboring property in accordance with the applicable A-1, Agricultural
District regulations;

4.

Off-street parking and loading areas will be provided in accordance with the standards set
forth in the DeKalb County Zoning Ordinance;

5.

Adequate utility, drainage, and other such necessary facilities will be provided;

6.

The proposed propane storage and distribution business is consistent with good planning
practice; can be operated in a manner that is not detrimental to the permitted developments
and uses in the A-1 District; can be developed and operated in a manner that is visually
compatible with the permitted uses in the surrounding area; and will in other respects
conform to the applicable regulations ofthe A-1 District; and is deemed desirable to promote
the general welfare of DeKalb County; and

WHEREAS, the DeKalb County Board, having considered the report and findings of fact
and recommendation of the Hearing Officer and the recommendation of the Plaiming and Zoning
Committee, and has determined that granting the Special Use Permit to allow the propane storage
and distribution business on the subject property would be consistent with the requirements
established by Section 9.02.B.3. of the DeKalb County Zoning Ordinance;
NOW, THEREFORE, BE IT ORDAINED BY THE COUNTY BOARD OF DEKALB
COUNTY, ILLINOIS, as follows:

SECTION ONE: The Report ofthe DeKalb County Hearing Officer, Exhibit "B", is hereby
accepted, and the findings of fact set forth above are hereby adopted as the findings of fact and
conclusions of the DeKalb Coimty Board.
SECTION TWO: Based on the findings of fact set forth above and the recommendation of
the Planning and Zoning Committee, the request of Dibble Family, LLC for a Special Use Permit
for an agribusiness in the form of a propane storage and distribution business on property located
at 24330 Five Points Road in MayfieldTownship, legallydescribedin Exhibit "A" attachedhereto,
is hereby approved.

SECTION THREE: This grantofSpecialUse Permitis subjectto the following conditions:
1.

The design and operation of the propane storage and distribution business shall be in
substantial conformance with the petitioner's application for Special Use Permit;

2.

Two,30,000gallonpropanetanks shall be permittedon the subjectproperty. Anyadditional
proposed storagetanks shallrequirean Amendment to the SpecialUse Permit,in accordance
with the procedures set forth in Article 9 of the DeKalb County Zoning Ordinance;

3.

The petitioner shall seek approval and, if approved by the Illinois Department of
Transportation, construct a new access to the subject propertyfi-om State Route 64, which
shall thereafter serve as the primary access for vehicle trips associated with the propane
business;

4.

Prior to commencement of operations, the plans for the propane business shall be finalized
to address the requirements and recommendations from staff set forth in the Staff Report
dated July 25, 2016, including parking, landscaping, lighting, site drainage, signage, well
and septic, and building improvements, such finalized plans being subject to review and
approval by Coimty staff;

SECTION FOUR: This Ordinance shall be in full force and effect upon its adoption by the
County Board of DeKalb County, Illinois.
PASSED BY THE COUNTY BOARD THIS 21ST DAY OF SEPTEMBER, 2016, A.D.

Chairman, DeKalb County Board
ATTEST:

County Clerk

Exhibit "A"

That part of the North Half of the Southeast Quarter of Section 26, Township 41 North, Range 4
East of the Third Principal Meridian, DeKaib County, Illinois, bounded and described as follows;
Commencing at a point on the centerline ofa public road known as Five Points Road, or North First
Street, distant 50.0 feet Northeasterly measured at right angle from the centerline of the main track
ofthe Minnesota and Northwesterly Railroad Company (later the Chicago Great Western Railway
Company, now the Chicago and Northwestern Transportation Company), as said main track
centerline was originally located and established across said Section 26; thence Southeasterly
parallel with said original main track centerline, 991.2 feet to the point of beginning of the parcel
ofland herein described, said point also known as Original (1910) Chaining Station 3084+38;thence
Northeasterly at right angle to the last described course, 21.9 feet; thence Northwesterly parallel with
said original main track centerline, 997.60 feet to a point on the centerline ofsaid Five Points Road;
thence Southerly along said centerline ofFive Points Road, 52.05 feet to a point distance 21.9 feet.
Northeasterly measured at right angle from the centerline of the main track of the Chicago and
Northwestern Transportation Company (formerly the Chicago Great Western Railway Company),
as said main track is now located; thence Southeasterly parallel with said last described main tract
centerline, 982.99 feet to a point on a line drawn at right angle to said original main track centerline
through the point ofbeginning; thence Northeasterly along said last described right angle line, 28.10
feet to the point of beginning, also that part of the North Half of the Southeast Quarter of Section
26, Township 41 North, Range 4 East of the Third Principal Meridian, DeKaib Coimty, Illinois,
boundedand described as follows: Commencingat a point on the centerline ofa public road, known
as Five Points Road or North First Street, distant 50 feet Northeasterly measured at right angles from
the centerline of the main tract of the Minnesota and Northwestern Transportation Railway
Company (later the Chicago Great Western Railway Company, now the Chicago and Northwestern
Company), as said main track centerlinewas originally located and established across said Sections
26; thence Southeasterly parallel with the original main track centerline, a distance of991.2 feet to
a point of beginning, also known as Original (1910) Chaining Station 3084+38; thence
Southwesterly at right angles to the last described course, to a point 21.9 feet North ofsaid railroad
centerline to the point of beginning; thence continuing Southwesterly on the same course to the
Southerlyline of the said railroad (now abandoned); thence Northwesterly along Southerly line of
said railroad right of way (now abandoned) to the centerline of Five Points. Road; thence
Northwesterlyalong the centerline of said road to a point 21.9 feet measured at right angles to said
railroadcenterline.Northerly of said centerline; thence Southeasterly to the point of beginning.
P.I.N.S: 05-26-451-002
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Petition:

MY-16-08

Date:

August 4,2016

FINDINGS OF FACT

This matter comes before the DeKalb County Zoning Hearing Officer on August 4, 2016
for consideration of petition requesting a Special Use Permit to operate a propane storage
distribution business on property zoned for agriculture.

The application of the Petitioner was duly filed in accord with the DeKalb County Code.
The Petition and its attachments are incorporated into the record of proceedings herein by
reference.
Publication of Notice

The notice of public hearing has been duly published in accord with the DeKalb County
Code. A certificate of publication has been received into the record and reflects publication in
the Daily Chronicle on July 16-17. 2016. Correspondence has been sent to all adjacent property
owners.

Location of Subject Property

The subject property is located at 25330 Five Points Road in the Northeastcomer of State
Route 64 and Five Points Road in Mayfield Township, DeKalb County, Illinois.
Site Characteristics
A.

Location - Access

The subject parcel totals approximately 2.77 acres and is presently zoned A-1,
Agriculture. The property has been the site of a variety of commercial services over the years.
The most recent being a roofing company. The parcel lies approximately 1 mile west of the City
of Sycamore, Illinois and approximately 2 miles north of the City of DeKalb, Illinois. The
United Future Land Use Plan of the DeKalb County Unified Comprehensive Plan designates
agriculturtd use for the subject property.

Page 1 of 5

B.

Proposed Use.

Dibble Family LLC is proposing to use the site for propane storage and loading for its
existing propane business. Dibble provides propane to farmers who apparently account for 90%
of its business and appears to qualify as an agribusiness.
C.

Correspondence

Correspondence was received from Vincent Leonforte, DeKalb County Health
Department indicating that the sewage disposal system is not functioning properly and they
recommend that the well pump be serviced.

Correspondence was also received from Nathan Schwartz, County Engineer who
recommended getting access on to Route 64 because of weight limits on Five Points Road. He
also stated that he needs to review the storm water runoff when the information is available.

A Staff Report was received into the record from Paul Miller, Planning Director.
Mr. Miller opened the meeting with some comments pointing out that this is an Agri
business planned by requesting the Special Use Permit. Although the property is zoned
Agricultural, certain uses such as this need to be reviewed by the DeKalb County Board and
submitted to the County Board for decision.

D.

Persons appearing on behalf of the Petitioner.

Ronald Dibble, the principal in DibbleFamily LLC was presenttogetherwith
Attorney David J. Bzdill, both of Morris, Illinois.

Attorney Bzdill stated that they had been working with the Coimty to take care of
all of the issues relative to their proposal. He stated that this is a 2.78 acre parcel which is not
presently being farmed and had once been the location of a grain elevator as well as other
businesses. He stated that his client desires to keep the existing building on the property which
would be remodeled and updated. He stated that the current owner of the property, namely
Maplehurst Farms, Inc. had taken care of all the issues that had been raised with regard to the
sewage system, the well and other health issues. He also stated that IDOT had been contacted
with regarding to having an access directly on to Route 64. They will address all storm water
issues as well.

He stated that Dibble Family LLC desires to place two 30,000 gallon tanks on the
east end of the property for the storage of propane. They woulderect a fence to enclosethe tanks
and office areas. They expect there would be 2 to 3 small trucks per day coming out of the
propertyto load propane gas from the large tanks so that it could be deliveredto local customers.
The 2- 3 trucks per day initially would only appear approximately 3 days and only during
daylight hours. In the peak season there maybe 6-8 trucks per day. The site would only be used
by employees of Dibble Family LLC.
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He stated that 90% of their customers are agriculture and he showed pictures of

proposed use of the property to the people present. He pointed out that the Dibble Family LLC
keeps their properties well maintained and fenced. He does not expect to add any lights to the
property except possibly some security lights. He again stated the property would only be used
during the day and they would install some trees for landscaping along Route 64.
E.

Persons Speaking in Opposition or Requesting the Proposal:
Mr. Frank Riccardi of 10555 Illinois Route 64 spoke of his concerns regarding the

safety of the tanks. He felt that with the number of homes located across the road from the
proposed site, that there is a possibility of explosion which could be dangerous for the people in
the neighborhood and he opposed granting this petition. He also questioned if the value of his
home would be adversely affected by the location of these tanks in this location.

In response, Mr. Dibble stated that there are many safety factors built in to the
tank and in the country there have been very few incidents regarding propane tanks. They are
constructed so that if a valve was sheared off, it would still not be an incident since the bulk of
the value is located inside the tank. He stated that he had been in the business for many years

and has never had an incident. He stated that this facility in effect would be a storage place for
smaller tanks which would be filled with product into larger tanks. He would not be doing any

retailing to small operators at this location. He stated that at least one police department had
converted all their cars to propane tanks and the tanks were such that they would stand up to
even a gunshot. The industry has a good safety record and that there are many small tanks
locatedin the neighborhood, of which none had created a problem.
Mrs. Lorri Thrower of 10861 Old State Road testified that she is also concerned

about the safety element and objected to this petition. She is not so concerned about the
appearance but very concerned about the possibility of an explosion that would impact all ofthe
homes in the neighborhood. She submitted an article where there had been a very substantial
explosion in Gumee which resulted in a 7-alarm propane fire closing Route 41. She submitted a
copy of the article, which is made a part of this record. It is not subject to State inspections and
she felt that the location should be in an industrial park and that there were several such locations
in DeKalb County.

Mr. Julius W. Sandy of 10480 State Route 64 testified thathe is located about 300
yards from this facility. He is opposed to this project because of the safety aspect and submitted
a petition signed by over 30 local residents objecting to the proposal. He stated that he is also
concerned about the market value of his home if this petition is granted. He suggested that there
are other locations that would be better and safer than this one which would be located farther
away from residences.

Mr. Joe Mikan who resides on Five Points Road stated that they just bought their

home and he felt that this was a big issue because ofthe adverse effect of the market value ofhis
home and that this would be an eyesore. He moved outto the country and was very concerned
about the granting of this petition and opposed it.
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Mr. Tracy Jones of 6644 Old State Road, Kirkiand, Illinois stated that he is a local
farmer and is familiar with the company. He has a large tank on his own farm located close to
his home and does not feel that it is a problem. He stated that the Dibble company had an
excellent safety record and felt that this would be an improvement to what is presently located on
the property. He wants the company located in the Coimty to service his own tanks and he also
pointed out that this would help the increase the tax base and increase tax revenues.
Mr. John Broerman of 309 Greenwood Acres, DeKalb, Illinois questioned what
constitutes agriculture. He felt that if this was allowed on agricultural zoning, it would create
less tax than if it was commercial. He felt that the sales tax would go to Grundy County which
is the home base of Dibble Family LLC.

Mr. Paul Miller, Planning Director, pointed out that the zoning does not affect the
taxes. That is established by the tax assessor.

Ms. Julie Brons of 10601 Illinois Route 64 questioned whether there would be
more trucks in the future than at the present time. She felt that Mr. Dibble answered that there
possibly would be more traffic in the future as the business grew. Mrs. Brons pointed out that
this was only 2 miles from the high school and she felt it was a major safety issue. Mr. Dibble
responded that there are annual inspections of all of their equipment and that there would be
fences around the tank. Ms. Brons felt that her homeowner's insurance would go up in cost and
wondered if there could be more tanks. She was advised that the Special Use Permit could limit
the property to the two 30,000 gallon tanks and that if they wanted more they would have to
come back for another hearing.
Mr. Michael Scott of 10519 Route 64 stated that in his job he works with propane
every day and that there is definitely a safety issue.
Mr. Shawn Thrower of 10861 Old State Road also stated that he was concerned

about the safety issue. He pointed out that a lot of people have fires in their yards where they are
burning such things as cardboard and other debris and that would add to the safety hazard.

FINDINGS OF FACT
AND RECOMMENDATIONS

The vmdersigned finds that the Petitioner has presented evidence that the issues regarding
the septic system and the well have been adequately resolved. They do not plan to have exterior
lighting which would be disturbing to local property owners and they do plan to do the
recommend landscaping. Evidence indicates that Dibble F^ily LLC has run other operations
similar to this in a safe and proper manner and that their properties appear to be well maintained.
Mr. Dibble pointed out in his testimony that they do not have any other of the operations located
close to residence, as in this case. The Petitioner has the burden of showing that the Special Use

will not be unreasonably detrimental to the value of other property in the neighborhood in which
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it is to be located and the public welfare at large. They further have the burden of showing that
the Special Use will not dominate the immediate neighborhood so that it will prevent
development and use of neighboring property in accordance with the applicable zoning district
regulations.

The undersigned finds that there is a safety issue involved with this operation. Although
Mr. Dibble has pointed out that they have an excellent safety record and that this rarely happens,
the 7-alarm fire at the propane storage facility in Gurnee indicates that such things are possible.
The neighbors have all opposed the proposal as shown not only by the petition but by the fact
that a number of neighbors spoke against it all citing the possibility of a safety issue. Several of
the homes are very close, being directly across the street fi"om this proposed location for two
30,000 gallon propane tanks. No evidence was provided showing that the location of this
facility would lower property values, however, it seems reasonable to believe that it certainly
may deter many people from attempting to buy property in this area because of the two tanks
located there.

Accordingly the undersigned finds that the proposed Special Use will be unreasonably
detrimental to the value of the other property in the neighborhood in which it is located and that
the location and the size of the Special Use and the nature and intensity of the operation
involved with it, and the location of the site with respect to local homes could dominate the
neighborhood so as to prevent development and use of neighboring property for residential uses.
The imdersigned recommends that the petition be denied.

Respectfully Submitted,
Ronald G. Klein

earing Officer
RGK/vjm
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DeKalb County
Planning/Zoning/Building Department
110 East Sycamore Street
Sycamore, IL 60178
(815) 895-7188
PlanningDept@.dekalbcountv.org

STAFF REPORT

TO:

Planning and Zoning Committee

FROM:

Paul R. Miller, AICP
Planning Director

DATE:

August 10,2016

SUBJECT:

Dibble Special Use Permit

^

Petition MY-16-08

Dibble Family LLC has filed a petition for a Special Use Permit in order to allow an agribusiness
in the form of a propane storage and distribution facility at property located at 25330 Five Points
Road. The subject property is at the northeast comer of State Rt. 64 and Five Points Road in
unincorporated Mayfield Township. The 2.77-acre parcel is zoned A-1, Agricultural.
The required public hearing was held on August 4,2016 by DeKalb County Hearing Officer Ron
Klein. The petitioner provided testimony and exhibits in support of the requested Special Use,
explaining that the business is propane storage and distribution and that 90 percent ofits customers
are farmers. Two, 30,000-gallon tanks would be installed on the site, and initially there would be
two or three trucks per day coming in and out ofthe site. The applicant indicated that a new access
on to State Rte. 64 would be sought from the Illinois Department of Transportation so that the
existing Five Points Road access would not be the primary entranceto the property. There business
would not include the storage and sales ofsmall propane tanks. Eight members ofthe public spoke
in opposition to the request, citing safety concerns related to the number of residences located in
close proximity to the subject property, and a petition ofopposition was presented. One member of
the public spoke in favor of the petition.

The Hearing Officer has submitted his findings, and recommends denial of the Special Use Permit
(see attached Findings of Fact). The Planning and Zoning Committee is requested to make a
recommendation to the full County Board on the requested Special Use in the form ofan ordinance.
The Committee may recommend approval, approval with conditions, or denial of the request.
cc:

Dibble Family, LLC
David J. Bzdill, attorney for petitioner

PRM:prm
P;\Zoning\Special Uses\P&ZMemos\2016\Dibble.MY-16-08.wpd
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Petition;

MY-16-08

Date:

August 4,2016

FINDINGS OF FACT

This matter comes before the DeKalb County Zoning Hearing Officer on August 4, 2016
for consideration of petition requesting a Special Use Permit to operate a propane storage
distribution business on property zoned for agriculture.
The application of the Petitioner was duly filed in accord with the DeKalb County Code.
The Petition and its attachments are incorporated into the record of proceedings herein by
reference.

Publication of Notice

The notice of public hearing has been duly published in accord with the DeKalb County
Code. A certificate ofpublication has been received into the record and reflects publication in the
Daily Chronicle on July 16-17. 2016. Correspondence has been sent to all adjacent property
owners.

Location of Subject Property

The subject propertyis located at 25330 Five PointsRoadin the Northeast comer of State
Route 64 and Five Points Road in Mayfield Township, DeKalb County, Illinois.
Site Characteristics
A.

Location - Access

The subject parcel totals approximately 2.77 acres and is presently zoned A-1,
Agriculture. The property has been the site of a variety of commercial services over the years.
The most recent being a roofing company. The parcel lies approximately 1 mile west of the City
of Sycamore, Illinois and approximately 2 miles northof the City of DeKalb,Illinois. The United
Future Land Use Plan of the DeKalb County Unified ComprehensivePlan designates agricultural
use for the subject property.
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B.

Proposed Use.

Dibble Family LLC is proposing to use the site for propane storage and loading for its
existing propane business. Dibble provides propane to farmers who apparently account for 90%
of its business and appears to qualify as an agribusiness.
C.

Correspondence

Correspondence was received from Vincent Leonforte, DeKalb County Health Department
indicating that the sewage disposal system is not functioning properly and they recommend that
the well pump be serviced.
Correspondence was also received from Nathan Schwartz, Coxmty Engineer who
recommended getting access on to Route 64 because of weight limits on Five Points Road. He
also stated that he needs to review the storm water runoff when the information is available.

A Staff Report was received into the record from Paul Miller, Planning Director.

Mr. Miller opened the meeting with some comments pointing out that this is an Agri
business planned by requesting the Special Use Permit. Although the property is zoned
Agricultural, certain uses such as this need to be reviewed by the DeKalb County Board and
submitted to the County Board for decision.

D.

Persons appearing on behalf of the Petitioner.

Ronald Dibble,the principal in Dibble Family LLC was present together with
Attorney David J. Bzdill, both of Morris, Illinois.

Attorney Bzdill statedthat they had beenworking with the County to take care of
all of the issues relative to their proposal. He stated that this is a 2.78 acre parcel which is not
presently being farmed and had once been the location of a grain elevator as well as other
businesses. He stated that his client desires to keep the existing building on the property which
would be remodeled and updated. He stated that the current owner of the property, namely
Maplehurst Farms, Inc. had taken care of all the issues that had been raised with regard to the
sewage system, the well and otherhealthissues. He alsostated that IDOT had beencontacted witihi
regarding to havingan accessdirectlyon to Route 64. They will address all storm waterissues as
well.

He stated that Dibble Family LLC desires to place two 30,000 gallon tanks on the
eastendof the property for the storage of propane. They would erect a fence to enclose thetanks
andoffice areas. Theyexpectthere would be 2 to 3 small trucks perdaycoming out of theproperty
to load propane gasfrom the large tanks so that it could be delivered to local customers. The 2- 3
trucks per day initially would only appear approximately 3 days and only during daylight hours.
In thepeak season there may be 6-8 trucks per day. The site would only be used by employees of
Dibble Family LLC.
Page 2 of 5

He stated that 90% of their customers are agriculture and he showed pictures of
proposed use of the property to the people present. He pointed out that the Dibble Family LLC
keeps their properties well maintained and fenced. He does not expect to add any lights to the
property except possibly some security lights. He again stated the property would only be used
during the day and they would install some trees for landscaping along Route 64.
E.

Persons Speaking in Opposition or Requesting the Proposal:

Mr. Frank Riccardi of 10555 Illinois Route 64 spoke of his concerns regarding the
safety of the tanks. He felt that with the number of homes located across the road from the
proposed site, that there is a possibility of explosion which could be dangerous for the people in
the neighborhood and he opposed granting this petition. He also questioned if the value of his
home would be adversely affected by the location of these tanks in this location.
In response, Mr. Dibble stated that there are many safety factors built in to the tank
and in the country there have been very few incidents regarding propane tanks. They are
constructed so that if a valve was sheared off, it would still not be an incident since the bulk of the
value is located inside the tank. He stated that he had been in the business for many years and has
never had an incident. He stated that this facility in effect would be a storage place for smaller
tanks which would be filled with product into larger tanks. He would not be doing any retailing
to small operators at this location. He stated that at least one police department had converted all
their cars to propane tanks and the tanks were such that they would stand up to even a gunshot.
The industry has a good safety record and that there are many small tanks located in the
neighborhood, of which none had created a problem.
Mrs. Lorri Thrower of 10861 Old State Road testified that she is eilso concerned

aboutthe safetyelement and objected to this petition. She is not so concernedabout the appearance
but veryconcerned about the possibility of an explosion that would impact all of the homes in the
neighborhood. She submitted an article where there had been a very substantial explosion in
Gumee which resulted in a 7-alarm propane fire closing Route 41. She submitted a copy of the

article, which is made a part of this record. It is not subject to State inspections and she felt that
the location should be in an industrial park and that there were several such locations in DeKalb
Coimty.

Mr. Julius W. Sandy of 10480 State Route 64 testified thathe is located about 300
yards fromthis facility. He is opposed to this projectbecauseof the safetyaspect and submitted a
petition signed by over 30 local residents objecting to the proposal. He stated that he is also
concemed about the market value of his home if this petition is granted. He suggested that there
are other locations that would be better and safer than this one which would be located farther
away from residences.

Mr. Joe Mikan who resides on Five Points Road stated that they just bought their

home and he felt that this was a big issue because of the adverse effect of the market value of his
home and that this would be an eyesore. He moved out to the country and was very concemed
about the granting of this petition and opposed it.
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Mr. Tracy Jones of 6644 Old State Road, Kirkiand, Illinois stated that he is a local
farmer and is familiar with the company. He has a large tank on his own farm located close to his
home and does not feel that it is a problem. He stated that the Dibble company had an excellent
safety record and felt that this would be an improvement to what is presently located on the
property. He wants the company located in the County to service his own tanks and he also
pointed out that this would help the increase the tax base and increase tax revenues.
Mr. John Broerman of 309 Greenwood Acres, DeKalb, Illinois questioned what
constitutes agriculture. He felt that ifthis was allowed on agricultural zoning, it would create less
tax than if it was commercial. He felt that the sales tax would go to Grundy County which is the
home base of Dibble Family LLC.

Mr. Paul Miller, Planning Director, pointed out that the zoning does not affect the
taxes. That is established by the tax assessor.
Ms. Julie Brons of 10601 Illinois Route 64 questioned whether there would be more
trucks in the future than at the present time. She felt that Mr. Dibble answered that there possibly
would be more traffic in the future as the business grew. Mrs. Brons pointed out that this was only
2 miles from the high school and she felt it was a major safety issue. Mr. Dibble responded that
there are annual inspections of all of their equipment and that there would be fences around the
tank. Ms. Brons felt that her homeowner's insurance would go up in cost and wondered if there
could be more tanks. She was advised that the Special Use Permit could limit the property to the
two 30,000 gallon tanks and that if they wanted more they would have to come back for another
hearing.
Mr. Michael Scott of 10519 Route 64 stated that in his job he works with propane
every day and that there is definitely a safety issue.
Mr. Shawn Thrower of 10861 Old State Road also stated that he was concerned

about the safety issue. He pointed out that a lot of people have fires in their yards where they are
burning such things as cardboard and other debris and that would add to die safety hazard.

FINDINGS OF FACT
AND RECOMMENDATIONS

The undersigned finds that the Petitionerhas presented evidence that the issues regarding
the septic system and the well have been adequately resolved. They do not plan to have exterior
lighting whichwouldbe disturbingto localproperty owners andthey do plan to do the recommend
landscaping. Evidence indicates that Dibble Family LLC has run other operations similar to this
in a safe and proper manner and that their properties appear to be well maintained. Mr. Dibble
pointed out in his testimony that they do not have any other of the operations located close to
residence, as in this case. The Petitioner has the burden of showing that the Special Use will not
be unreasonably detrimental to the value of otherproperty in the neighborhood in whichit is to be
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located and the public welfare at large. They further have the burden of showing that the Special
Use will not dominate the immediate neighborhood so that it will prevent development and use of
neighboring property in accordance with the applicable zoning district regulations.
The undersigned finds that there is a safety issue involved with this operation. Although
Mr. Dibble has pointed out that they have an excellent safety record and that this rarely happens,
the 7-alarm fire at the propane storage facility in Gumee indicates that such things are possible.
The neighbors have all opposed the proposal as shown not only by the petition but by the fact that
a number of neighbors spoke against it all citing the possibility of a safety issue. Several of the
homes are very close, being directly across the street from this proposed location for two 30,000

gallon propane tanks. No evidence was provided showing that the location of this facility would
lower property values, however, it seems reasonable to believe that it certainly may deter many
people from attempting to buy property in this area because of the two tanks located there.
Accordingly the undersigned finds that the proposed Special Use will be unreasonably
detrimental to the value of the other property in the neighborhood in which it is located and that
the location and the size of the Special Use and the nature and intensity of the operation involved
with it, and the location of the site with respect to local homes could dominate the neighborhood
so as to prevent development and use of neighboring property for residential uses.
The undersigned recommends that the petition be denied.

Respectfully Submitted,

Ronald G. Klein

Hearing Officer
RGK/vjm
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