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Regular Meeting – Official Minutes
Call to Order
The regular meeting of the Bond County Zoning Board of Appeals (ZBOA) was called to order at 7:00 PM on Tuesday, January 13, 2026, by Chairperson Jim Tarasuik, who led the Pledge of Allegiance. 
Roll Call
Present: Chairperson Jim Tarasuik, Ron Jarrett, Kelli Bassett, and Susan File.                                   Absent: None
A quorum was established.
Also Present: State’s Attorney Dora Mann attended to provide legal guidance and Zoning Administrator Brad Criner attended to provide procedural guidance as needed.
Administration of Oath of Office
The Oath of Office was administered to Brad Lurkins to fill an open seat on the Zoning Board of Appeals. Mr. Lurkins was formally recognized and seated as a newly sworn member and participated in the remainder of the meeting as a duly sworn member.
Approval of Minutes
A motion to approve the December 9, 2025, meeting minutes as presented was made by Ron Jarrett and seconded by Kelli Bassett.
Roll call vote:
Ayes — Jarrett, Bassett, File, Tarasuik
Nays — None
Abstain — Lurkins (not a ZBOA member at that meeting) 
Motion carried.
Informational Public Hearing
An informational public hearing was held regarding the potential reduction of the minimum lot size in the A-1 Agricultural District.
One member of the public provided comments opposing a zoning ordinance amendment to lower the required lot size and suggested continued reliance on the variance process. Two Bond County real estate companies submitted written comments to the Zoning Administrator in support of reducing the minimum lot size. The informational public hearing was closed at 7:07 PM.
Old Business
a. State Statutory Updates – Solar, Wind, and Battery Energy Storage Systems
The ZBOA was informed that the Governor signed legislation addressing solar, wind, and battery energy storage systems into law. The legislation carries a June 1, 2026, effective date, requiring updates to the Bond County Zoning Ordinance.
The ZBOA Secretary offered to resend the previously presented timeline outlining when ordinance language would need to be drafted, reviewed, and approved by the Zoning Board of Appeals and County Board in order to meet the statutory deadline.
b. ZBOA Member Terms and Appointments
Member terms and appointments approved by the Bond County Board at its January 6, 2026, meeting were noted. Current Zoning Board of Appeals member terms are as follows:
· Kelli Bassett: February 21, 2023 (unexpired term) – October 31, 2026
· James W. Tarasuik, Jr.: November 1, 2022 – October 31, 2027
· Ron Jarrett: November 1, 2023 – October 31, 2028
· Susan File: January 7, 2025 (unexpired term) – October 31, 2029
· Brad Lurkins: November 1, 2025 – October 31, 2030
c. 2026 Meeting Schedule
The 2026 Zoning Board of Appeals meeting schedule has been published to the website. Meetings are scheduled for the second Tuesday of each month at 7:00 PM.
d. Open Meetings Act Compliance
Due to adjusted member terms and the appointment of a new board member, Open Meetings Act training compliance was discussed. The Board agreed to complete the required training following the February meeting.
e. Budget Follow-Up (Informational Only)
For informational purposes, the ZBOA Secretary provided corrected 2024 and 2025 zoning department revenue and expense figures, clarifying figures discussed at the December meeting.
New Business
a. Post-Hearing Board Discussion
As the public hearing regarding the minimum lot size reduction in the A-1 Agricultural District was informational only, no action was taken. The Board will revisit the topic at the February meeting under old business.
b. Snider Variance Request
The public hearing and possible action for Case No. B-2025-187 (Snider) was opened.
Findings of Fact and Board Deliberation
Variance Request – Section 9-4.4, Bond County Zoning Ordinance
A-1 Agricultural District
After closing the public hearing, the Board deliberated on the variance request and reviewed the standards required under Section 9-4.4 of the Bond County Zoning Ordinance. The Board made the following findings:
(a) Whether the proposed variance is consistent with the general purpose and intent of the Zoning Ordinance
The Board found that the A-1 Agricultural District is intended to preserve minimum five-acre parcels. Reducing the subject parcel to one acre would create a nonconforming lot inconsistent with the core purpose of the district.
The Board further found that granting the variance would weaken uniform application of the Zoning Ordinance and encourage incremental erosion of adopted standards. Zoning regulations are intended to be applied consistently to similarly situated properties and not adjusted based on individual ownership or financial objectives.
Finding:
The Board found that the proposed variance is not consistent with the general purpose and intent of the Zoning Ordinance.
(b) Whether strict application of the district requirements would result in great practical difficulties or unnecessary hardship to the applicant and prevent a reasonable return on the property
The Board had mixed opinions on this topic and found that the subject property currently complies with the five-acre minimum, is lawfully usable, and is improved. The applicant is able to make reasonable use of the property and derive reasonable return under the existing zoning regulations.
The Board found that the request is based on a desire to subdivide and sell a portion of the property rather than an inability to use the property as presently configured. The Board noted that economic gain from subdivision or sale does not constitute unnecessary hardship under Illinois law.
Finding:
The Board found that strict application of the ordinance does not result in unnecessary hardship and does not prevent a reasonable return on the property.
(c) Whether the proposed variance is the minimum deviation from such requirements that will alleviate the difficulties, hardship, and allow a reasonable return on the property
The Board found that the requested variance would reduce the parcel from five acres to one acre, representing an approximately eighty percent (80%) reduction. This was determined to be a substantial deviation from district standards rather than a minor or dimensional adjustment.
The Board further found that the property does not require any variance in order to remain usable and that variances are intended to provide limited relief, not a fundamental alteration of zoning requirements.
Finding:
The Board found that the proposed variance does not represent the minimum deviation necessary.
(d) Whether the plight of the applicant is due to circumstances not of the applicant’s own making
The Board found that the claimed hardship arises only if the applicant elects to sell off acreage. The parcel was originally created in compliance with zoning requirements.
The Board noted that under Illinois law, hardships resulting from voluntary subdivision or conveyance decisions are considered self-created.
Finding:
The Board found that the applicant’s plight is due to circumstances of the applicant’s own making.
(e) Whether the circumstances giving rise to the variance request are unique to the property and not generally applicable to other properties within the same zoning district
The Board found that the property does not exhibit unique physical characteristics such as irregular shape, topographic constraints, or environmental limitations. The condition prompting the request arises from ownership objectives rather than conditions inherent to the land.
The Board further found that granting the variance would place the property in the same position as other agricultural parcels seeking to reduce lot size, making the circumstances generally applicable within the district.
Finding:
The Board found that the circumstances are not unique to the property and are generally applicable to other properties within the zoning district.
(f) Whether the variance, if granted, will alter the essential character of the area where the premises in question is located, or materially frustrate the implementation of the County Comprehensive Plan
The Board found that the five-acre minimum is a defining characteristic of the A-1 Agricultural District. Allowing a one-acre residual parcel would undermine district uniformity and long-term planning objectives.
The Board further found that public welfare includes predictability, fairness, and consistent enforcement of zoning regulations, not merely the absence of immediate physical impacts.
Finding:
The Board found that granting the variance would alter the essential character of the area and materially frustrate implementation of the County Comprehensive Plan.
Overall Determination
Based on the findings required under Section 9-4.4(a) through (f) of the Bond County Zoning Ordinance, the Board determined that the variance request failed to satisfy the required standards and therefore did not meet the criteria for approval.
A motion was made by Susan File stating:
“I move to deny the variance requested in Case Number B-2025-187, Snider, based on the Board’s findings that the variance standards set forth in Article 9, Section 9-4 of the Bond County Zoning Ordinance have not been met. More specifically, in the applicant’s words, ‘we would like to sell all our property except one acre where our house is.’”
The motion was seconded by Kelli Bassett.
No vote was taken on the motion, and the motion was not acted upon.
A subsequent motion was made by Kelli Bassett stating:
“Should the Zoning Board of Appeals recommend approval of a request by Gail Snider for a variance to sell all their property except one acre where their house is located in Section 11, Township 6 North, Range 4 West, part of the west half of the northwest quarter of the southeast quarter, Lot 23, with a street address of 607 Sorento Avenue, Sorento, Illinois 62086.”
The motion was seconded by Ron Jarrett.
Roll call vote:
Ayes — None.
Nays — Jarrett, Bassett, Lurkins, File, Tarasuik.
Absent — None.
Motion failed.
Executive Session
None.
Adjournment
A motion to adjourn was made by Ron Jarrett and seconded by Kelli Bassett.
[bookmark: _Hlk219288389]Roll call vote:
Ayes — Jarrett, Bassett, Lurkins, File, Tarasuik.
Nays — None.
Absent — None.
Motion carried.
The meeting adjourned at 7:51 PM.
Respectfully submitted,
Susan File, Secretary                                    
Jim Tarasuik, Chairperson
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