
CASE NO. 895-AT-18 
SUPPLEMENTAL MEMORANDUM #5 
March 22, 2018

 

Petitioner:   Zoning Administrator 
 

Request:  Amend the Champaign County Zoning Ordinance to add “Solar Farm” as 

a new principal use under the category “Industrial Uses: Electric Power 

Generating Facilities” and indicate that Solar Farm may be authorized by 

a County Board Special Use Permit in the AG-1 Zoning District and the 

AG-2 Zoning District; add requirements and fees for “Solar Farm”; add 

any required definitions; and make certain other revisions are made to the 

Ordinance as detailed in the full legal description in Attachment A. 
 

Location:  Unincorporated Champaign County 
 

Time Schedule for Development:  As soon as possible     
 

Prepared by: Susan Burgstrom 

Senior Planner 
 

John Hall  

Zoning Administrator 

 

STATUS 

 

The preliminary draft Finding of Fact dated March 29, 2018 is still under review.  Staff is also 

working on an analysis of Best Prime Farmland disturbance for a solar farm and for by-right 

residential development. P&Z Staff plan to have both distributed prior to the March 29th hearing.  

 

Revisions have been made to the proposed text amendment based on additional research, public 

testimony, and ZBA input. Attachment I is an annotated copy of the revisions and Attachment J is a 

clean copy of the proposed revisions.  See the “Revisions to Draft Amendment” section below for 

more information.  

 

A new alternative for the section on the decommissioning plan requirements has been included as 

Attachment K.  See the “Alternative Decommissioning Requirements for Solar PV Farm” section 

below. 

 

Testimony was received from several residents and businesses at the March 15, 2018 ZBA meeting. 

Staff hopes to have draft minutes complete prior to the March 29, 2018 ZBA meeting. Two witnesses 

provided additional information based on their testimony. Tim Montague submitted a fact sheet on 

decommissioning solar panel systems, which is Attachment B.  Cindy Ihrke’s testimony and 

informational sources she mentioned are in Attachment C. 

 

Staff received an article from Pattsi Petrie on March 19, 2018, from the New York Cooperative 

Extension: Considerations for Transferring Agricultural Land to Solar Panel Energy Production; see 

Attachment D. 

 

Staff received several items from Patrick Brown on March 20-21, 2018:  

Champaign County 

Department of 

 
 

Brookens Administrative Center 
1776 E. Washington Street 

Urbana, Illinois 61802 

 
(217) 384-3708 

zoningdept@co.champaign.il.us 

www.co.champaign.il.us/zoning 
 

 

 

 PLANNING & 

ZONING 

mailto:zoningdept@co.champaign.il.us
file://///asdctdc1/WINDOWS/Temp/Cache1/Content.Outlook/USI7BCCV/www.co.champaign.il.us/zoning


2 Case 895-AT-18 

Zoning Administrator 
MARCH 22, 2018 

   

 

 Example Specifications Sheets and Warranties for two Tier 1 solar modules – Trina Solar and 

Jinko Solar (Attachment E) 

 Typical solar farm layout for 3 completed BayWa-re projects – 3 MW, 5 MW, and 20 MW 

(Attachment F)  

 Solar Spotlight: Illinois, which was requested during the March 15, 2018 public hearing 

(Attachment G) 

REVISIONS TO DRAFT AMENDMENT 

 

Revisions made since the February 22, 2018, version of the amendment are marked with red underline 

in the annotated version in Attachment I.  The amendment has been revised as follows: 

 

1. The overall amendment has been changed from “Solar Farm” to “Photovoltaic (PV) Solar 

Farm”. This change affects Definitions and everything in Sec. 6.1.5.  This revision is due to 

complexities and challenges that would be present with other types of Solar Farms (primarily 

“concentrating solar farms”) that would require different standards than are adequate for PV 

Solar Farms.   

 
2. Revised separation for adjacent lots that are three acres or less in area (Sec. 6.1.5 D.2.). This 

revision was briefly mentioned in the plan view illustrations of screening that were Attachment 

E to Supplemental Memorandum #4. 

 
3. New minimum separations for PV SOLAR FARM electrical substation and transmission lines 

(new Sec. 6.1.5 D.4.). 

 
4. A requirement has been added that tile repairs cannot be waived or modified except as 

authorized in the Special Use Permit (Sec. 6.1.5 F.2.(h). and other minor revisions related to 

the Agricultural Impact Mitigation Agreement (Sec. 6.1.5 F.3.). The addition regarding tile 

repairs was briefly reviewed in Supplemental Memorandum #3. 

 
5. Revised buffer for dwellings within 1,000 feet including a greater fence separation for adjacent 

lots that are three acres or less in area (Sec. 6.1.5 M.2. and M.1.(c)). This revision was briefly 

mentioned in the plan view illustrations of screening that were Attachment E to Supplemental 

Memorandum #4. 

 
6. Clarification of when underground wiring must be removed as part of decommissioning (new 

Sec. 6.1.5 Q.3.i.).  

 
7. Reduction in the amount of financial assurance from 150% to 125% (Sec. 6.1.5 Q.4.(a) and 

4.9(e)(5)). Staff reviewed case files and meeting minutes for Zoning Case 273-AT-00 Part B 

that added this requirement on March 21, 2002, but could find no documentation of the 

“150%” that is used in Sec. 6.1.1 A.5. for the minimum amount of financial assurance other 

than the fact this was as additional 50% of the construction cost due to the length of time 

between construction and possible decommissioning.  The change to 125% is recommended 

based on an assumed inflation of 3% for five consecutive years (based on proposed updating 
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of the financial assurance) and a minimum 10% contingency cost added to the estimated cost 

of decommissioning and then rounding that total to 125%. 

 
8. Requirement for State’s Attorney’s Office review and approval of Letter of Credit and Escrow 

Account (new Sec. 6.1.5 Q.4.(h)). 

 
9. Revised Zoning Use Permit fees for PV Solar Farm (Sec. 9.3.1 J.). This revision was briefly 

reviewed in Supplemental Memorandum #3. 

 
10. Revision of Special Use Permit fees for PV Solar Farm (Sec. 9.3.3 B.8.). This minor revision 

corrected for some error in the previous proposed fees and provides greater consistency in fee 

ranges regarding the 7.5 megawatt nameplate rating threshold. 

 

ALTERNATIVE DECOMMISSIONING STANDARDS 

 

An alternative decommissioning standard is proposed for PV SOLAR FARMS that use SOLAR PV 

modules having an unlimited warranty of at least 10 years and also having a limited power warranty to 

provide not less not than 80% nominal power output up to 25 years and proof of that warranty is 

provided at the time of Zoning Use Permit approval.  This alternative standard is based on a 

modification of the Illinois Department of Agriculture Agricultural Impact Mitigation Agreement 

(AIMA) decommissioning structure as follows: 

 

1. The amount of the financial assurance is 125% of the decommissioning estimate as compared 

to 100% required by the AIMA and the 150% required by the previous proposed amendment.  

This revision has not been proposed for Section 6.1.1 A.5. even though it is recommended by 

the Zoning Administrator. 

 

2. The same incremental approach to establishing the financial assurance in eleven years (same 

as AIMA) except that the first step is at the time of permitting, similar to the previous 

proposed amendment. 

 

3. The three increments are 12.5%, 62.5%, and 125%.  

 

4. The conversion to an escrow account is not required until years 20 through 25, so that the 

escrow account will be in place by the end of the limited power warranty. 

 

This alternative decommissioning should protect County interests without unduly burdening the solar 

farm developer with unnecessary costs.   

 

If the County Board eventually adopts this alternative it should also consider revising the existing 

decommissioning requirements for a wind farm using a similar approach although warranties provided 

for wind farm turbines are nothing like the warranties available for this better class of PV modules. 
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ATTACHMENTS 
 

 A         Legal advertisement 

 B Fact Sheet: Decommissioning solar panel systems, New York State Research and   

  Development Authority (NYSERDA), received from Tim Montague on March 15, 2018 

 C Cindy Ihrke’s articles received during March 15, 2018 ZBA public hearing 

 D Article: Considerations for Transferring Agricultural Land to Solar Panel Energy   

  Production, NC Cooperative Extension, received from Pattsi Petrie on March 19, 2018 

 E Example Specifications Sheets and Warranties for two Tier 1 solar modules, received from 

  Patrick Brown on March 20, 2018  

 F Typical Solar Farm Layout received for 3 completed BayWa-re projects – 3 MW, 5 MW, 

  and 20 MW, received March 21, 2018 from Patrick Brown, BayWa-re Solar Projects LLC  

 G Solar Spotlight: Illinois, Solar Energy Industries Association, received from Patrick Brown 

  on March 20, 2018 

 H LRMP Land Use Goals, Objectives, and Policies 

I Revised Proposed amendment (annotated) dated March 22, 2018 

J Revised Proposed amendment (clean) dated March 22, 2018 

 K Alternative Decommissioning Requirements for Solar PV Farm and comparative table,  

  dated March 22, 2018 
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LEGAL PUBLICATION: WEDNESDAY, FEBRUARY 14, 2018 CASE: 895-AT-18 

NOTICE OF PUBLIC HEARING REGARDING A PROPOSED AMENDMENT TO THE 

CHAMPAIGN COUNTY ZONING ORDINANCE. 

CASE: 895-AT-18 

The Champaign County Zoning Administrator, 1776 East Washington Street, Urbana, has filed a 

petition to change the text of the Champaign County Zoning Ordinance. The petition is on file in 

the office of the Champaign County Department of Planning and Zoning, 1776 East Washington 

Street, Urbana, IL. 

A public hearing will be held Thursday, March 1, 2018, at 6:30 p.m. prevailing time in the 

Lyle Shields Meeting Room, Brookens Administrative Center, 1776 East Washington Street, 

Urbana, IL, at which time and place the Champaign County Zoning Board of Appeals will 

consider a petition to: 

 

Amend the Champaign County Zoning Ordinance as follows: 

 

Part A. Amend Section 3 by adding definitions including but not limited to “NOXIOUS 

WEEDS” and “SOLAR FARM”. 

 

Part B. Add paragraph 4.2.1 C.5. to indicate that SOLAR FARM may be authorized by 

County Board SPECIAL USE permit as a second PRINCIPAL USE on a LOT in 

the AG-1 DISTRICT or the AG-2 DISTRICT. 

 

Part C. Amend Section 4.3.1 to exempt SOLAR FARM from the height regulations 

except as height regulations are required as a standard condition in new Section 

6.1.5. 

 

Part D. Amend subsection 4.3.4 A. to exempt WIND FARM LOT and SOLAR FARM 

LOT from the minimum LOT requirements of Section 5.3 and paragraph 4.3.4 B. 

except as minimum LOT requirements are required as a standard condition in 

Section 6.1.4 and new Section 6.1.5.  

 

Part E. Amend subsection 4.3.4 H.4. to exempt SOLAR FARM from the Pipeline Impact 

Radius regulations except as Pipeline Impact Radius regulations are required as a 

standard condition in new Section 6.1.5.  

 

Part F. Amend Section 5.2 by adding “SOLAR FARM” as a new PRINCIPAL USE 

under the category “Industrial Uses: Electric Power Generating Facilities” and 

indicate that SOLAR FARM may be authorized by a County Board SPECIAL 

USE Permit in the AG-1 Zoning DISTRICT and the AG-2 Zoning DISTRICT and 

add new footnote 15. to exempt a SOLAR FARM LOT from the minimum LOT 

requirements of Section 5.3 and paragraph 4.3.4 B. except as minimum LOT 

requirements are required as a standard condition in new Section 6.1.5.  
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Part G. Add new paragraph 5.4.3 F. that prohibits the Rural Residential OVERLAY 

DISTRICT from being established inside a SOLAR FARM County Board 

SPECIAL USE Permit. 

 

Part H. Amend Subsection 6.1.1 A. as follows: 

1.   Add SOLAR FARM as a NON-ADAPTABLE STRUCTURE and add 

references to the new Section 6.1.5 where there are existing references to 

existing Section 6.1.4. 

2.   Revise subparagraph 6.1.1 A.11.c. by deleting reference to Section 6.1.1A. 

and add reference to Section 6.1.1A.2. 

 

Part I.   Add new subsection 6.1.5 SOLAR FARM County Board SPECIAL USE Permit 

with new standard conditions for SOLAR FARM.   

 

Part J. Add new subsection 9.3.1 J. to add application fees for a SOLAR FARM zoning 

use permit.  

 

Part K. Add new subparagraph 9.3.3 B.8.to add application fees for a SOLAR FARM 

County Board SPECIAL USE permit. 

 

All persons interested are invited to attend said hearing and be heard. The hearing may be 

continued and reconvened at a later time. 

Catherine Capel, Chair 

Champaign County Zoning Board of Appeals 

TO BE PUBLISHED: WEDNESDAY, FEBRUARY 14, 2018 ONLY 

Send bill and one copy to: Champaign County Planning and Zoning Dept. 

Brookens Administrative Center 

1776 E. Washington Street 

Urbana, IL 61802 

Phone: 384-3708 
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Goal 1  Planning and Public Involvement 
   
Champaign County will attain a system of land resource management planning built on broad 
public involvement that supports effective decision making by the County.  

 

 
Goal 1 Objectives and Policies 
   
Objective 1.1   Guidance on Land Resource Management Decisions   
Champaign County will consult the LRMP that formally establishes County land resource 
management policies and serves as an important source of guidance for the making of County 
land resource management decisions.  

  
Objective 1.2   Updating Officials 
Champaign County will annually update County Board members with regard to land resource 
management conditions within the County.   
 

Policy 1.2.1   
County planning staff will provide an annual update to County Board members with 
regard to land resource management conditions within the County. 
 

Objective 1.3   Incremental Updates 
Champaign County will update the LRMP, incrementally, on an annual or biannual basis to 
make minor changes to the LRMP or to adjust boundaries of LRMP Future Land Use Map areas 
to reflect current conditions, (e.g., Contiguous Urban Growth Area, or Rural Residential Area). 
 

Policy 1.3.1   
ELUC will recommend minor changes to the LRMP after an appropriate opportunity for 
public input is made available. 

Goal 1 Objectives  
   
Objective 1.1  Guidance on Land Resource Management Decisions   
Champaign County will consult the Champaign County Land Resource Management Plan 
(LRMP) that formally establishes County land resource management policies and serves as 
an important source of guidance for the making of County land resource management 
decisions.   
 
Objective 1.2  Updating Officials  
Champaign County will annually update County Board members with regard to land resource 
management conditions within the County.   
 
Objective 1.3  Incremental Updates  
Champaign County will update the LRMP, incrementally, on an annual or biannual basis to 
make minor changes to the LRMP or to adjust boundaries of LRMP Future Land Use Map 
areas to reflect current conditions, (e.g., Contiguous Urban Growth Area, or Rural Residential 
Area).  
 
Objective 1.4  Comprehensive Updates   
Champaign County will comprehensively update the LRMP at a regular interval of no more 
than 15 or less than 10 years, to allow for the utilization of available updated census data 
and other information. 

Note: The Appendix contains defined terms, shown as italicized text in this Chapter. 
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Objective 1.4   Comprehensive Updates   
Champaign County will comprehensively update the LRMP at a regular interval of no more than 
15 or less than 10 years, to allow for the utilization of available updated census data and other 
information. 
 

Policy 1.4.1   
A Steering Committee that is broadly representative of the constituencies in the County 
but weighted towards the unincorporated area will oversee comprehensive updates of 
the LRMP. 
 
Policy 1.4.2   
The County will provide opportunities for public input throughout any comprehensive 
update of the LRMP. 

 

 
Goal 2  Governmental Coordination 
   
Champaign County will collaboratively formulate land resource and development policy with 
other units of government in areas of overlapping land use planning jurisdiction. 

 

 
Goal 2 Objectives and Policies 
   
Objective 2.1  Local and Regional Coordination  
Champaign County will coordinate land resource management planning with all County 
jurisdictions and, to the extent possible, in the larger region. 
 

Policy 2.1.1   
The County will maintain an inventory through the LRMP, of contiguous urban growth 
areas where connected sanitary service is already available or is planned to be made 
available by a public sanitary sewer service plan, and development is intended to occur 
upon annexation. 
 
Policy 2.1.2  
The County will continue to work to seek a county-wide arrangement that respects and 
coordinates the interests of all jurisdictions and that provides for the logical extension of 
municipal land use jurisdiction by annexation agreements. 
 

Goal 2 Objectives 
   
Objective 2.1   Local and Regional Coordination  
Champaign County will coordinate land resource management planning with all County 
jurisdictions and, to the extent possible, in the larger region.  
 
Objective 2.2   Information Sharing   
Champaign County will work cooperatively with other units of government to ensure that the 
Geographic Information Systems Consortium and Regional Planning Commission have the 
resources to effectively discharge their responsibilities to develop, maintain and share 
commonly used land resource management data between local jurisdictions and County 
agencies that will help support land use decisions. 

Note: The Appendix contains defined terms, shown as italicized text in this Chapter. 

Case 895-AT-18, ZBA 03/29/18, Supp Memo 5 Attachment H Page 2 of 19



                        
                    Volume 2: Champaign County Land Resource Management Plan                    Goals, Objectives and Policies 

 5 

 
Policy 2.1.3  
The County will encourage municipal adoption of plan and ordinance elements which 
reflect mutually consistent (County and municipality) approach to the protection of best 
prime farmland and other natural, historic, or cultural resources.   

 
Objective 2.2   Information Sharing   
Champaign County will work cooperatively with other units of government to ensure that the 
Geographic Information Systems Consortium and Regional Planning Commission have the 
resources to effectively discharge their responsibilities to develop, maintain and share 
commonly used land resource management data between local jurisdictions and County 
agencies that will help support land use decisions. 
 

 
Goal 3  Prosperity 
 
Champaign County will encourage economic growth and development to ensure prosperity for 
its residents and the region. 

 

 
Goal 4  Agriculture 
   
Champaign County will protect the long term viability of agriculture in Champaign County and its 
land resource base. 

 
 

continued 

 

Goal 3 Objectives 
   
Objective 3.1  Business Climate 
Champaign County will seek to ensure that it maintains comparable tax rates and fees, and a 
favorable business climate relative to similar counties.  
 
Objective 3.2  Efficient County Administration  
Champaign County will ensure that its regulations are administrated efficiently and do not 
impose undue costs or delays on persons seeking permits or other approvals.   
 
Objective 3.3  County Economic Development Policy 
Champaign County will maintain an updated Champaign County Economic Development 
Policy that is coordinated with and supportive of the LRMP.

Goal 4 Objectives 
   
Objective 4.1  Agricultural Land Fragmentation and Conservation   
Champaign County will strive to minimize the fragmentation of the County’s agricultural land 
base and conserve farmland, generally applying more stringent development standards on 
best prime farmland.  
 
Objective 4.2  Development Conflicts with Agricultural Operations 
Champaign County will require that each discretionary review development will not interfere 
with agricultural operations. 

Note: The Appendix contains defined terms, shown as italicized text in this Chapter. 
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Goal 4 Objectives and Policies 
 
Objective 4.1  Agricultural Land Fragmentation and Conservation   
Champaign County will strive to minimize the fragmentation of the County’s agricultural land 
base and conserve farmland, generally applying more stringent development standards on best 
prime farmland.   
 

Policy 4.1.1  
Commercial agriculture is the highest and best use of land in the areas of Champaign 
County that are by virtue of topography, soil and drainage, suited to its pursuit.  The 
County will not accommodate other land uses except under very restricted conditions or 
in areas of less productive soils. 
 
Policy 4.1.2  
The County will guarantee all landowners a by right development allowance to establish 
a non-agricultural use, provided that public health, safety and site development 
regulations (e.g., floodplain and zoning regulations) are met.     
 
Policy 4.1.3  
The by right development allowance is intended to ensure legitimate economic use of all 
property.  The County understands that continued agricultural use alone constitutes a 

Objective 4.3  Site Suitability for Discretionary Review Development
Champaign County will require that each discretionary review development is located on a 
suitable site.  
 
Objective 4.4  Regulations for Rural Residential Discretionary Review 
Champaign County will update County regulations that pertain to rural residential 
discretionary review developments to best provide for site specific conditions by 2010. 
 
Objective 4.5  LESA Site Assessment Review and Updates  
By the year 2012, Champaign County will review the Site Assessment portion of the 
Champaign County Land Evaluation and Site Assessment System (LESA) for possible 
updates; thereafter, the County will periodically review the site assessment portion of LESA 
for potential updates at least once every 10 years.   
 
Objective 4.6  Protecting Productive Farmland  
Champaign County will seek means to encourage and protect productive farmland within the 
County. 
 
Objective 4.7  Right to Farm Resolution   
Champaign County affirms County Resolution 3425 pertaining to the right to farm in 
Champaign County. 
 
Objective 4.8  Locally Grown Foods  
Champaign County acknowledges the importance of and encourages the production, 
purchase, and consumption of locally grown food.  
 
Objective 4.9  Landscape Character  
Champaign County will seek to preserve the landscape character of the agricultural and rural 
areas of the County, and, at the same time, allow for potential discretionary development that 
supports agriculture or involves a product or service that is provided better in a rural area.   
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reasonable economic use of best prime farmland and the by right development  
allowance alone does not require accommodating non-farm development beyond the by 
right development allowance on such land. 
 
Policy 4.1.4 The County will guarantee landowners of one or more lawfully created lots 
that are recorded or lawfully conveyed and are considered a good zoning lot (i.e., a lot 
that meets County zoning requirements in effect at the time the lot is created) the by 
right development allowance to establish a new single family dwelling or non-agricultural 
land use on each such lot, provided that current public health, safety and transportation 
standards are met. 

 
      Policy 4.1.5                                                             

a.  The County will allow landowner by right development that is generally proportionate 
to tract size, created from the January 1, 1998 configuration of tracts on lots that are 
greater than five acres in area, with: 
 1 new lot allowed per parcel less than 40 acres in area;  
 2 new lots allowed per parcel 40 acres or greater in area provided that the total 
 amount of acreage of best prime farmland for new by right lots does not exceed 
 three acres per 40 acres; and  
 1 authorized land use allowed on each vacant good zoning lot provided that public  
 health and safety standards are met.  

    
b.  The County will not allow further division of parcels that are 5 acres or less in  size. 
  
Policy 4.1.6  Provided that the use, design, site and location are consistent with County 
policies regarding:   

i.    suitability of the site for the proposed use; 
ii.   adequacy of infrastructure and public services for the proposed use; 
iii.  minimizing conflict with agriculture;  
iv.  minimizing the conversion of farmland; and 
v.   minimizing the disturbance of natural areas,  

then,  
a)  on best prime farmland, the County may authorize discretionary residential 
development subject to a limit on total acres converted which is generally proportionate 
to tract size and is based on the January 1, 1998 configuration of tracts, with the total 
amount of acreage converted to residential use (inclusive of by-right development) not to 
exceed three acres plus three acres per each 40 acres (including any existing right-of-
way), but not to exceed 12 acres in total; or  
b)  on best prime farmland, the County may authorize non-residential discretionary 
development; or  
c)  the County may authorize discretionary review development on tracts consisting of 
other than best prime farmland. 

 
Policy 4.1.7  
To minimize the conversion of best prime farmland, the County will require a maximum 
lot size limit on new lots established as by right development on best prime farmland.  
 
Policy 4.1.8   
The County will consider the LESA rating for farmland protection when making land use 
decisions regarding a discretionary development. 
 
Policy 4.1.9 
The County will set a minimum lot size standard for a farm residence on land used for 
agricultural purposes. 
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Objective 4.2  Development Conflicts with Agricultural Operations 
Champaign County will require that each discretionary review development will not interfere with 
agricultural operations. 
 

Policy 4.2.1   
The County may authorize a proposed business or other non-residential discretionary 
review development in a rural area if the proposed development supports agriculture or 
involves a product or service that is provided better in a rural area than in an urban area.    
 
Policy 4.2.2  
The County may authorize discretionary review development in a rural area if the 
proposed development:  
a.  is a type that does not negatively affect agricultural activities; or  
b.  is located and designed to minimize exposure to any negative affect caused by 
agricultural activities; and  
c.  will not interfere with agricultural activities or damage or negatively affect the 
operation of agricultural drainage systems, rural roads, or other agriculture-related 
infrastructure.   
 
Policy 4.2.3  
The County will require that each proposed discretionary development explicitly 
recognize and provide for the right of agricultural activities to continue on adjacent land.  
 
Policy 4.2.4  
To reduce the occurrence of agricultural land use and non-agricultural land use nuisance 
conflicts, the County will require that all discretionary review consider whether a buffer 
between existing agricultural operations and the proposed development is necessary.  

 
Objective 4.3   Site Suitability for Discretionary Review Development 
Champaign County will require that each discretionary review development is located on a 
suitable site.   
 

Policy 4.3.1  
On other than best prime farmland, the County may authorize a discretionary review 
development provided that the site with proposed improvements is suited overall for the 
proposed land use. 
   
Policy 4.3.2  
On best prime farmland, the County may authorize a discretionary review development 
provided the site with proposed improvements is well-suited overall for the proposed 
land use.  
 
Policy 4.3.3  
The County may authorize a discretionary review development provided that existing 
public services are adequate to support to the proposed development effectively and 
safely without undue public expense.  
 
Policy 4.3.4  
The County may authorize a discretionary review development provided that existing 
public infrastructure, together with proposed improvements, is adequate to support the 
proposed development effectively and safely without undue public expense.  
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Policy 4.3.5  
On best prime farmland, the County will authorize a business or other non-residential 
use only if: 
a.  it also serves surrounding agricultural uses or an important public need; and cannot 
be located in an urban area or on a less productive site; or 
b.  the use is otherwise appropriate in a rural area and the site is very well suited to it.   
 

Objective 4.4   Regulations for Rural Residential Discretionary Review 
Champaign County will update County regulations that pertain to rural residential discretionary 
review developments to best provide for site specific conditions by 2010. 
 
Objective 4.5  LESA Site Assessment Review and Updates 
By the year 2012, Champaign County will review the Site Assessment portion of the LESA for 
possible updates; thereafter, the County will periodically review the site assessment portion of 
LESA for potential updates at least once every 10 years.   
 
Objective 4.6  Protecting Productive Farmland 
Champaign County will seek means to encourage and protect productive farmland within the 
County. 
 

Policy 4.6.1  The County will utilize, as may be feasible, tools that allow farmers to 
permanently preserve farmland.   
 
Policy 4.6.2  The County will support legislation that promotes the conservation of 
agricultural land and related natural resources in Champaign County  provided that 
legislation proposed is consistent with County policies and ordinances, including those 
with regard to landowners’ interests.  
 
Policy 4.6.3  The County will implement the agricultural purposes exemption, subject to 
applicable statutory and constitutional restrictions, so that all full- and part-time farmers 
and retired farmers will be assured of receiving the benefits of the agricultural exemption 
even if some non-farmers receive the same benefits. 

 
Objective 4.7  Right to Farm Resolution   
Champaign County affirms County Resolution 3425 pertaining to the right to farm in Champaign 
County. 
 
Objective 4.8  Locally Grown Foods 
Champaign County acknowledges the importance of and encourages the production, purchase, 
and consumption of locally grown food.  
 
Objective 4.9  Landscape Character 
Champaign County will seek to preserve the landscape character of the agricultural and rural 
areas of the County, and, at the same time, allow for potential discretionary development that 
supports agriculture or involves a product or service that is provided better in a rural area.   
 

Policy 4.9.1  
The County will develop and adopt standards to manage the visual and physical 
characteristics of discretionary development in rural areas of the County. 
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Goal 5  Urban Land Use 
   
Champaign County will encourage urban development that is compact and contiguous to 
existing cities, villages, and existing unincorporated settlements. 

 
Goal 5 Objectives and Policies 
 

Objective 5.1  Population Growth and Economic Development 
Champaign County will strive to ensure that the preponderance of population growth and 
economic development is accommodated by new urban development in or adjacent to existing 
population centers. 
 

Policy 5.1.1   
The County will encourage new urban development to occur within the boundaries of 
incorporated municipalities.  

 

 Policy 5.1.2  
a.  The County will encourage that only compact and contiguous discretionary 
development occur within or adjacent to existing villages that have not yet adopted a 
municipal comprehensive land use plan. 
b.  The County will require that only compact and contiguous discretionary development 
occur within or adjacent to existing unincorporated settlements. 

 

Policy 5.1 3 
The County will consider municipal extra-territorial jurisdiction areas that are currently 
served by or that are planned to be served by an available public sanitary sewer service 
plan as contiguous urban growth areas which should develop in conformance with the 
relevant municipal comprehensive plans.  Such areas are identified on the Future Land 
Use Map.  
 

Policy 5.1.4  
The County may approve discretionary development outside contiguous urban growth 
areas, but within municipal extra-territorial jurisdiction areas only if:  
a.  the development is consistent with the municipal comprehensive plan and relevant 
municipal requirements;  
b.  the site is determined to be well-suited overall for the development if on best prime 
farmland or the site is suited overall, otherwise; and  
c.  the development is generally consistent with all relevant LRMP objectives and 
policies. 

Goal 5 Objectives 
 
Objective 5.1  Population Growth and Economic Development 
Champaign County will strive to ensure that the preponderance of population growth and 
economic development is accommodated by new urban development in or adjacent to 
existing population centers. 
 
Objective 5.2  Natural Resources Stewardship 
When new urban development is proposed, Champaign County will encourage that such 
development demonstrates good stewardship of natural resources 
 
Objective 5.3  Adequate Public Infrastructure and Services 
Champaign County will oppose proposed new urban development unless adequate utilities, 
infrastructure, and public services are provided.  

Note: The Appendix contains defined terms, shown as italicized text in this Chapter.
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Policy 5.1 5   
The County will encourage urban development to explicitly recognize and provide for the 
right of agricultural activities to continue on adjacent land. 
 
Policy 5.1.6   
To reduce the occurrence of agricultural land use and non-agricultural land use nuisance 
conflicts, the County will encourage and, when deemed necessary, will require 
discretionary development to create a sufficient buffer between existing agricultural 
operations and the proposed urban development.  
 
Policy 5.1.7   
The County will oppose new urban development or development authorized pursuant to 
a municipal annexation agreement that is located more than one and one half miles from 
a municipality’s corporate limit unless the Champaign County Board determines that the 
development is otherwise consistent with the LRMP, and that such extraordinary 
exercise of extra-territorial jurisdiction is in the interest of the County as a whole.  
 
Policy 5.1.8  
The County will support legislative initiatives or intergovernmental agreements which 
specify that property subject to annexation agreements will continue to be under the 
ordinances, control, and jurisdiction of the County until such time that the property is 
actually annexed, except that within 1-1/2 miles of the corporate limit of a municipality 
with an adopted comprehensive land use plan, the subdivision ordinance of the 
municipality shall apply. 
 
Policy 5.1.9   
The County will encourage any new discretionary development that is located within 
municipal extra-territorial jurisdiction areas and subject to an annexation agreement (but 
which is expected to remain in the unincorporated area) to undergo a coordinated 
municipal and County review process, with the municipality considering any 
discretionary development approval from the County that would otherwise be necessary 
without the annexation agreement. 

 
Objective 5.2  Natural Resources Stewardship 
When new urban development is proposed, Champaign County will encourage that such 
development demonstrates good stewardship of natural resources. 
 

Policy 5.2.1   
The County will encourage the reuse and redevelopment of older and vacant properties 
within urban land when feasible. 
 
Policy 5.2 2   
The County will: 
a.  ensure that urban development proposed on best prime farmland is efficiently 
designed in order to avoid unnecessary conversion of such farmland; and 
b.  encourage, when possible, other jurisdictions to ensure that urban development 
proposed on best prime farmland is efficiently designed in order to avoid unnecessary 
conversion of such farmland. 
 
Policy 5.2.3   
The County will: 
a.  require that proposed new urban development results in no more than minimal 
disturbance to areas with significant natural environmental quality; and 
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b.  encourage, when possible, other jurisdictions to require that proposed new urban 
development results in no more than minimal disturbance to areas with significant 
natural environmental quality. 

 
Objective 5.3  Adequate Public Infrastructure and Services 
Champaign County will oppose proposed new urban development unless adequate utilities, 
infrastructure, and public services are provided.  
 

Policy 5.3.1  
The County will: 
a.  require that proposed new urban development in unincorporated areas is sufficiently 
served by available public services and without undue public expense; and  
b.  encourage, when possible, other jurisdictions to require that proposed new urban 
development is sufficiently served by available public services and without undue public 
expense. 
 
Policy 5.3.2  
The County will:   
a.  require that proposed new urban development, with proposed improvements, will be 
adequately served by public  infrastructure, and that related needed improvements to 
public infrastructure are made without undue public expense; and  
b.  encourage, when possible, other jurisdictions to require that proposed new urban 
development, with proposed improvements, will be adequately served by public 
infrastructure, and that related needed improvements to public infrastructure are made 
without undue public expense. 
 
Policy 5.3.3  
The County will encourage a regional cooperative approach to identifying and assessing 
the incremental costs of public utilities and services imposed by new development.   

 
 

Goal 6  Public Health and Public Safety 
   
Champaign County will ensure protection of the public health and public safety in land resource 
management decisions.   

 

Goal 6 Objectives 
 
Objective 6.1  Protect Public Health and Safety  
Champaign County will seek to ensure that rural development does not endanger public 
health or safety. 
   
Objective 6.2  Public Assembly Land Uses 
Champaign County will seek to ensure that public assembly, dependent population, and 
multifamily land uses provide safe and secure environments for their occupants.  
   
Objective 6.3  Development Standards  
Champaign County will seek to ensure that all new non-agricultural construction in the 
unincorporated area will comply with a building code by 2015. 
   
Objective 6.4  Countywide Waste Management Plan 
Champaign County will develop an updated Champaign County Waste Management Plan by 
2015 to address the re-use, recycling, and safe disposal of wastes including: landscape 
waste; agricultural waste; construction/demolition debris; hazardous waste; medical waste; 
and municipal solid waste.  

Note: The Appendix contains defined terms, shown as italicized text in this Chapter.

Case 895-AT-18, ZBA 03/29/18, Supp Memo 5 Attachment H Page 10 of 19



                        
                    Volume 2: Champaign County Land Resource Management Plan                    Goals, Objectives and Policies 

 13 

 
 
Goal 6 Objectives and Policies 
 
Objective 6.1  Protect Public Health and Safety 
Champaign County will seek to ensure that development in unincorporated areas of the County 
does not endanger public health or safety. 
 

Policy 6.1.1  
The County will establish minimum lot location and dimension requirements for all new 
rural residential development that provide ample and appropriate areas for onsite 
wastewater and septic systems.  
  
Policy 6.1.2  
The County will ensure that the proposed wastewater disposal and treatment systems of 
discretionary development will not endanger public health, create nuisance conditions for 
adjacent uses, or negatively impact surface or groundwater quality.  
 
Policy 6.1.3   
The County will seek to prevent nuisances created by light and glare and will endeavor 
to limit excessive night lighting, and to preserve clear views of the night sky throughout 
as much of the County as possible. 
 
Policy 6.1.4  
The County will seek to abate blight and to prevent and rectify improper dumping. 

 
Objective 6.2  Public Assembly Land Uses 
Champaign County will seek to ensure that public assembly, dependent population, and 
multifamily land uses provide safe and secure environments for their occupants.  

 
Policy 6.2.1  The County will require public assembly, dependent population, and 
multifamily premises built, significantly renovated, or established after 2010 to comply 
with the Office of State Fire Marshal life safety regulations or equivalent. 
 
Policy 6.2.2  The County will require Champaign County Liquor Licensee premises to 
comply with the Office of State Fire Marshal life safety regulations or equivalent by 2015.  
 
Policy 6.2.3  The County will require Champaign County Recreation and Entertainment 
Licensee premises to comply with the Office of State Fire Marshal life safety regulations 
or equivalent by 2015.   

 
Objective 6.3  Development Standards 
Champaign County will seek to ensure that all new non-agricultural construction in the 
unincorporated area will comply with a building code by 2015. 
 
Objective 6.4  Countywide Waste Management Plan 
Champaign County will develop an updated Champaign County Waste Management Plan by 
2015 to address the re-use, recycling, and safe disposal of wastes including: landscape waste; 
agricultural waste; construction/demolition debris; hazardous waste; medical waste; and 
municipal solid waste. 
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Goal 7  Transportation 
   
Champaign County will coordinate land use decisions in the unincorporated area with the 
existing and planned transportation infrastructure and services.  

 
Goal 7 Objectives and Policies 
   
Objective 7.1  Traffic Impact Analyses  
Champaign County will consider traffic impact in all land use decisions and coordinate efforts 
with other agencies when warranted. 
 

Policy 7.1.1   
The County will include traffic impact analyses in discretionary review development 
proposals with significant traffic generation.  

 
Objective 7.2  Countywide Transportation System 
Champaign County will strive to attain a countywide transportation network including a variety of 
transportation modes which will provide rapid, safe, and economical movement of people and 
goods. 
 

Policy 7.2.1  
The County will encourage development of a multi-jurisdictional countywide 
transportation plan that is consistent with the LRMP. 
 
Policy 7.2.2   
The County will encourage the maintenance and improvement of existing County 
railroad system lines and services. 
 
Policy 7.2.3  
The County will encourage the maintenance and improvement of the existing County 
road system, considering fiscal constraints, in order to promote agricultural production 
and marketing. 
 
Policy 7.2.4   
The County will seek to implement the County’s Greenways and Trails Plan. 
 
Policy 7.2.5   
The County will seek to prevent establishment of incompatible discretionary 
development in areas exposed to noise and hazards of vehicular, aircraft and rail 
transport.  
 
Policy 7.2.6   
The County will seek to protect public infrastructure elements which exhibit unique 
scenic, cultural, or historic qualities. 

Goal 7 Objectives 
 
Objective 7.1  Traffic Impact Analyses  
Champaign County will consider traffic impact in all land use decisions and coordinate efforts 
with other agencies when warranted. 
 
Objective 7.2  Countywide Transportation System  
Champaign County will strive to attain a countywide transportation network including a 
variety of transportation modes which will provide rapid, safe, and economical movement of 
people and goods. 

Note: The Appendix contains defined terms, shown as italicized text in this Chapter.
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Goal 8  Natural Resources 
Champaign County will strive to conserve and enhance the County’s landscape and natural 
resources and ensure their sustainable use. 
 

 
 

Goal 8 Objectives 
 
Objective 8.1  Groundwater Quality and Availability  
Champaign County will strive to ensure adequate and safe supplies of groundwater at 
reasonable cost for both human and ecological purposes. 
 
Objective 8.2  Soil   
Champaign County will strive to conserve its soil resources to provide the greatest benefit to 
current and future generations.  
 
Objective 8.3  Underground Mineral and Energy Resource Extraction 
Champaign County will work to ensure future access to its underground mineral and energy 
resources and to ensure that their extraction does not create nuisances or detract from the 
long-term beneficial use of the affected property. 
 
Objective 8.4  Surface Water Protection 
Champaign County will work to ensure that new development and ongoing land management 
practices maintain and improve surface water quality, contribute to stream channel stability, 
and minimize erosion and sedimentation. 
 
Objective 8.5  Aquatic and Riparian Ecosystems  
Champaign County will encourage the maintenance and enhancement of aquatic and 
riparian habitats. 
 
Objective 8.6  Natural Areas and Habitat  
Champaign County will encourage resource management which avoids loss or degradation 
of areas representative of the pre-settlement environment and other areas that provide 
habitat for native and game species.  
 
Objective 8.7  Parks and Preserves  
Champaign County will work to protect existing investments in rural parkland and natural 
area preserves and will encourage the establishment of new public parks and preserves and 
protected private lands. 
   
Objective 8.8  Air Pollutants 
Champaign County considers the atmosphere a valuable resource and will seek to minimize 
harmful impacts to it and work to prevent and reduce the discharge of ozone precursors, acid 
rain precursors, toxics, dust and aerosols that are harmful to human health. 
 
Objective 8.9  Natural Resources Assessment System    
Champaign County will, by the year 2016, adopt a natural resources specific assessment 
system that provides a technical framework to numerically rank land parcels based on local 
resource evaluation and site considerations, including: groundwater resources; soil and 
mineral resources; surface waters; aquatic and riparian ecosystems; natural areas; parks 
and  preserves; known cultural resources; and air quality.  

Note: The Appendix contains defined terms, shown as italicized text in this Chapter.
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Goal 8 Objectives and Policies 
 
Objective 8.1  Groundwater Quality and Availability 
Champaign County will strive to ensure adequate and safe supplies of groundwater at 
reasonable cost for both human and ecological purposes. 

 
Policy 8.1.1  
The County will not approve discretionary development using on-site water wells unless 
it can be reasonably assured that an adequate supply of water for the proposed use is 
available without impairing the supply to any existing well user. 
 
Policy 8.1.2   
The County will encourage regional cooperation in protecting the quality and availability 
of groundwater from the Mahomet Aquifer.  
 
Policy 8.1.3   
As feasible, the County will seek to ensure that withdrawals from the Mahomet Aquifer 
and other aquifers do not exceed the long-term sustainable yield of the aquifer including 
withdrawals under potential drought conditions, particularly for shallow aquifers.   
 
Policy 8.1.4   
To the extent that distinct recharge areas are identified for any aquifers, the County will 
work to prevent development of such areas that would significantly impair recharge to 
the aquifers. 

 
Policy 8.1.5   
To the extent that groundwater in the County is interconnected with surface waters, the 
County will work to ensure that groundwater contributions to natural surface hydrology 
are not disrupted by groundwater withdrawals by discretionary development. 
 
Policy 8.1.6   
The County will encourage the development and refinement of knowledge regarding the 
geology, hydrology, and other features of the County’s groundwater resources. 
 
Policy 8.1.7   
The County will ensure that existing and new developments do not pollute the 
groundwater supply. 
 
Policy 8.1.8   
The County will protect community well heads, distinct aquifer recharge areas and other 
critical areas from potential sources of groundwater pollution. 
 
Policy 8.1.9   
The County will work to ensure the remediation of contaminated land or groundwater 
and the elimination of potential contamination pathways. 

 
Objective 8.2  Soil 
Champaign County will strive to conserve its soil resources to provide the greatest benefit to 
current and future generations.  
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Policy 8.2.1  
The County will strive to minimize the destruction of its soil resources by non-agricultural 
development and will give special consideration to the protection of best prime farmland.  
Best prime farmland is that comprised of soils that have a Relative Value of at least 85 
and includes land parcels with mixed soils that have a Land Evaluation score of 85 or 
greater as defined in the LESA.   

 
Objective 8.3  Underground Mineral and Energy Resource Extraction 
Champaign County will work to ensure future access to its underground mineral and energy 
resources and to ensure that their extraction does not create nuisances or detract from the long-
term beneficial use of the affected property. 
 

Policy 8.3.1  
The County will allow expansion or establishment of underground mineral and energy 
resource extraction operations only if:   
a) the operation poses no significant adverse impact to existing land uses;  
b) the operation creates no significant adverse impact to surface water quality or other 
natural resources; and 
c) provisions are made to fully reclaim the site for a beneficial use. 

 
Objective 8.4  Surface Water Protection 
Champaign County will work to ensure that new development and ongoing land management 
practices maintain and improve surface water quality, contribute to stream channel stability, and 
minimize erosion and sedimentation. 
 

Policy 8.4.1   
The County will incorporate the recommendations of adopted watershed plans in its 
policies, plans, and investments and in its discretionary review of new development. 
 
Policy 8.4.2   
The County will require stormwater management designs and practices that provide 
effective site drainage, protect downstream drainage patterns, minimize impacts on 
adjacent properties and provide for stream flows that support healthy aquatic 
ecosystems. 
 
Policy 8.4.3    
The County will encourage the implementation of agricultural practices and land 
management that promotes good drainage while maximizing stormwater infiltration and 
aquifer recharge.   
 
Policy 8.4.4   
The County will ensure that point discharges including those from new development, and 
including surface discharging on-site wastewater systems, meet or exceed state and 
federal water quality standards. 
 
Policy 8.4.5   
The County will ensure that non-point discharges from new development meet or exceed 
state and federal water quality standards. 
 
Policy 8.4.6 
The County recognizes the importance of the drainage districts in the operation and 
maintenance of drainage. 
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Objective 8.5  Aquatic and Riparian Ecosystems 
Champaign County will encourage the maintenance and enhancement of aquatic and riparian 
habitats. 
 

Policy 8.5.1   
For discretionary development, the County will require land use patterns, site design 
standards and land management practices that, wherever possible, preserve existing 
habitat, enhance degraded habitat and restore habitat. 

 
Policy 8.5.2   
The County will require in its discretionary review that new development cause no more 
than minimal disturbance to the stream corridor environment. 
 
Policy 8.5.3   
The County will encourage the preservation and voluntary restoration of wetlands and a 
net increase in wetland habitat acreage. 
 
Policy 8.5.4   
The County will support efforts to control and eliminate invasive species. 
 
Policy 8.5.5   
The County will promote drainage system maintenance practices that provide for 
effective drainage, promote channel stability, minimize erosion and sedimentation, 
minimize ditch maintenance costs and, when feasible, support healthy aquatic 
ecosystems. 

 
Objective 8.6  Natural Areas and Habitat 
Champaign County will encourage resource management which avoids loss or degradation of 
areas representative of the pre-settlement environment and other areas that provide habitat for 
native and game species.  
 

Policy 8.6.1  
The County will encourage educational programs to promote sound environmental 
stewardship practices among private landowners. 
 
Policy 8.6.2  
a.  For new development, the County will require land use patterns, site design 
standards and land management practices to minimize the disturbance of existing areas 
that provide habitat for native and game species, or to mitigate the impacts of 
unavoidable disturbance to such areas.     
b.   With regard to by-right development on good zoning lots, or the expansion thereof, 
the County will not require new zoning regulations to preserve or maintain existing onsite 
areas that provide habitat for native and game species, or new zoning regulations that 
require mitigation of impacts of disturbance to such onsite areas. 
 
Policy 8.6.3   
For discretionary development, the County will use the Illinois Natural Areas Inventory 
and other scientific sources of information to identify priority areas for protection or which 
offer the potential for restoration, preservation, or enhancement. 
 
Policy 8.6.4   
The County will require implementation of IDNR recommendations for discretionary 
development sites that contain endangered or threatened species, and will seek to 
ensure that recommended management practices are maintained on such sites. 

Case 895-AT-18, ZBA 03/29/18, Supp Memo 5 Attachment H Page 16 of 19



                        
                    Volume 2: Champaign County Land Resource Management Plan                    Goals, Objectives and Policies 

 19 

  
Policy 8.6.5   
The County will continue to allow the reservation and establishment of private and public 
hunting grounds where conflicts with surrounding land uses can be minimized. 
 
Policy 8.6.6   
The County will encourage the purchase, donation, or transfer of development rights and 
the like, by public and private entities, of significant natural areas and habitat for native 
and game species for the purpose of preservation. 

 
Objective 8.7  Parks and Preserves 
Champaign County will work to protect existing investments in rural parkland and natural area 
preserves and will encourage the establishment of new public parks and preserves and 
protected private lands. 
 

Policy 8.7.1   
The County will require that the location, site design and land management of 
discretionary development minimize disturbance of the natural quality, habitat value and 
aesthetic character of existing public and private parks and preserves. 
 
Policy 8.7.2   
The County will strive to attract alternative funding sources that assist in the 
establishment and maintenance of parks and preserves in the County. 
 
Policy 8.7.3   
The County will require that discretionary development provide a reasonable contribution 
to support development of parks and preserves. 
 
Policy 8.7.4   
The County will encourage the establishment of public-private partnerships to conserve 
woodlands and other significant areas of natural environmental quality in Champaign 
County.  

  
Policy 8.7.5   
The County will implement, where possible, incentives to encourage land development 
and management practices that preserve, enhance natural areas, wildlife habitat and/or 
opportunities for hunting and other recreational uses on private land. 
 
Policy 8.7.6  The County will support public outreach and education regarding site-
specific natural resource management guidelines that landowners may voluntarily adopt. 

 
Objective 8.8  Air Pollutants 
Champaign County considers the atmosphere a valuable resource and will seek to minimize 
harmful impacts to it and work to prevent and reduce the discharge of ozone precursors, acid 
rain precursors, toxics, dust and aerosols that are harmful to human health. 
 

Policy 8.8.1  The County will require compliance with all applicable Illinois 
Environmental Protection Agency and Illinois Pollution Control Board standards for air 
quality when relevant in discretionary review development. 

 
Policy 8.8.2  In reviewing proposed discretionary development, the County will identify 
existing sources of air pollutants and will avoid locating sensitive land uses where 
occupants will be affected by such discharges. 
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Objective 8.9  Natural Resources Assessment System    
Champaign County will, by the year 2016, adopt a natural resources specific assessment 
system that provides a technical framework to numerically rank land parcels based on local 
resource evaluation and site considerations, including: groundwater resources; soil and mineral 
resources; surface waters; aquatic and riparian ecosystems; natural areas; parks and  
preserves; known cultural resources; and air quality. 
 
 
Goal 9  Energy Conservation  
   
Champaign County will encourage energy conservation, efficiency, and the use of renewable 
energy sources. 

 
Goal 9 Objectives and Policies 
 
Objective 9.1  Reduce Greenhouse Gases 
Champaign County will seek to reduce the discharge of greenhouse gases. 
 

Policy 9.1.1   
The County will promote land use patterns, site design standards and land management 
practices that minimize the discharge of greenhouse gases. 
 
Policy 9.1.2   
The County will promote energy efficient building design standards. 
 
Policy 9.1.3   
The County will strive to minimize the discharge of greenhouse gases from its own 
facilities and operations. 

 
Objective 9.2  Energy Efficient Buildings 
Champaign County will encourage energy efficient building design standards. 
 

Goal 9 Objectives  
 
Objective 9.1   Reduce Greenhouse Gases 
Champaign County will seek to reduce the discharge of greenhouse gases. 
 
Objective 9.2  Energy Efficient Buildings  
Champaign County will encourage energy efficient building design standards. 
 
Objective 9.3  Land Use and Transportation Policies 
Champaign County will encourage land use and transportation planning policies that 
maximize energy conservation and efficiency.  
 
Objective 9.4  Reuse and Recycling  
Champaign County will promote efficient resource use and re-use and recycling of potentially 
recyclable materials.    
 
Objective 9.5  Renewable Energy Sources    
Champaign County will encourage the development and use of renewable energy sources 
where appropriate and compatible with existing land uses. 

Note: The Appendix contains defined terms, shown as italicized text in this Chapter. 
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Policy 9.2.1   
The County will enforce the Illinois Energy Efficient Commercial Building Act (20 ILCS 
3125/1). 
 
Policy 9.2.2   
The County will strive to incorporate and utilize energy efficient building design in its own 
facilities.  

 
Objective 9.3  Land Use and Transportation Policies 
Champaign County will encourage land use and transportation planning policies that maximize 
energy conservation and efficiency.  
 
Objective 9.4  Reuse and Recycling 
Champaign County will promote efficient resource use and re-use and recycling of potentially 
recyclable materials.    
 
Objective 9.5  Renewable Energy Sources    
Champaign County will encourage the development and use of renewable energy sources 
where appropriate and compatible with existing land uses. 
 

 

Goal 10  Cultural Amenities  
 
Champaign County will promote the development and preservation of cultural amenities that 
contribute to a high quality of life for its citizens.    

 
Goal 10 Objectives and Policy 
 
Objective 10.1  Cultural Amenities 
Champaign County will encourage the development and maintenance of cultural, educational, 
recreational, and other amenities that contribute to the quality of life of its citizens. 
 
 Policy 10.1.1   
 The County will work to identify historic structures, places and landscapes in the 
 County. 
 
 
 

Goal 10 Objective  
  
Objective 10.1   Cultural Amenities  
Champaign County will encourage the development and maintenance of cultural, 
educational, recreational, and other amenities that contribute to the quality of life of its 
citizens.    

Note: The Appendix contains defined terms, shown as italicized text in this Chapter. 
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1. Add the following to Section 3.0 Definitions (somewhat similar to the definition of WIND 

FARM):  

 

NOXIOUS WEEDS: any of several plants designated pursuant to the Illinois Noxious Weed Law 

(505 ILCS 100/1 et seq.) and that are identified in 8 Illinois Administrative Code 220. 

 

PHOTOVOLTAIC (PV): A type of solar energy system that produces electricity by the use of 

photovoltaic cells that generate electricity when struck by light. 

 

PV SOLAR FARM: A unified development intended to convert sunlight into electricity whether 

by photovoltaic (PV) devices, concentrating solar thermal devices (CST), or other conversion 

technology using other types of solar devices, for the primary purpose of wholesale sales of 

generated electricity. A PV SOLAR FARM is under a common ownership and operating control 

even though parts of the PV SOLAR FARM may be located on land leased from different owners. 

A PV SOLAR FARM includes all necessary components including access driveways, solar 

devices, electrical inverter(s), electrical transformer(s), cabling, a common switching station, 

maintenance and management facilities, and waterwells.  PV SOLAR FARM should be 

understood to include COMMUNITY PV SOLAR FARM unless specified otherwise in the 

relevant section or paragraph. 

 

PV SOLAR FARM, COMMUNITY: A PV SOLAR FARM of not more than 2,000 kilowatt 

nameplate capacity that meets the requirements of Public Act 99-0906 for a “community 

renewable generation project”. 

 

2. Add new subparagraph 4.2.1 C.4. as follows: 

 

4. A PV SOLAR FARM may be authorized as a County Board SPECIAL USE 

permit in the AG-1, Agriculture Zoning District or the AG-2 Agriculture 

Zoning District as a second PRINCIPAL USE on a LOT with another 

PRINCIPAL USE.  

 

3. Add new subparagraph 4.3.4 H.4.i. as follows (similar to existing 4.3.4 H.4.h. for wind 

farms): 

 

i.. PV SOLAR FARM except as PIPELINE IMPACT RADIUS 

regulations are required in Subsection 6.1.5. 

 

4. Amend Section 5.2 as follows (similar to existing WIND FARM designation):  

 

Add “PV SOLAR FARM” as a COUNTY BOARD Special Use Permit in the AG-1 District and 

AG-2 District by a “B”. 

 

5. Add the following as footnote 15 under the Special Provisions for the AG-1 District in 

Section 5.3 (similar to existing footnote 14 for LOTS in a WIND FARM):  
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15.   LOTS in a PV SOLAR FARM County Board SPECIAL USE Permit and intended for PV 

SOLAR FARM, related substations, and PV SOLAR FARM maintenance and management 

facilities are exempt from the requirements of Section 5.3 except as such regulations are 

required by Subsection 6.1.5. 

 

6. Add new paragraph 5.4.3 F. as follows: 

  

F. The Rural Residential Overlay Zoning District is prohibited from being established 

within a PV SOLAR FARM County Board SPECIAL USE Permit. 

 

7. Amend Section 6.1.1 to read as follows: 

 

A.  Site Reclamation Plan for NON-ADAPTABLE STRUCTURES 

 

1.         In the course of BOARD review of a SPECIAL USE request, the BOARD 

may find that a proposed STRUCTURE is a NON-ADAPTABLE 

STRUCTURE.  Any WIND FARM and any PV SOLAR FARM shall be a 

NON-ADAPTABLE STRUCTURE.  The Applicant for the SPECIAL USE 

request for a NON-ADAPTABLE STRUCTURE shall submit a site 

reclamation plan to the BOARD for the subject site.   

 

2.  The site reclamation plan shall be binding upon all successors of title to the 

land.  Prior to the issuance of a SPECIAL USE Permit for such NON-

ADAPTABLE STRUCTURES, the landowner or applicant shall also record 

a covenant incorporating the provisions of the site reclamation plan on the 

deed subject to the LOT, requiring that the reclamation work be performed 

and that a letter of credit be provided for financial assurance. 

 

3.  Separate cost estimates for Section 6.1.1 A.4.a., 6.1.1 A.4.b., and 6.1.1 

A.4.c. shall be provided by an Illinois Licensed Professional Engineer.    

             

(a)  Cost estimates provided shall be subject to approval of the BOARD. 

  

(b)        Except as provided in Section 6.1.4 P. and Section 6.1.5 Q., the 

salvage value of the components of the NON-ADAPTABLE 

STRUCTURE shall not be credited to the cost estimates. 

 

4.   The site reclamation plan shall provide for: 

 

(a)  removal of above-ground portion of any STRUCTURE on the subject 

site; site grading; and, interim soil erosion control; 

 

(b)  below-ground restoration, including final grading and surface 

treatment;  

 

(c) any environmental remediation required by State or Federal law;  
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(d)  provision and maintenance of a letter of credit, as set forth in Section 

6.1.1 A.5. 

 

5.  No Zoning Use Permit for such SPECIAL USE will be issued until the 

applicant provides the COUNTY with an irrevocable letter of credit to be 

drawn upon a federally insured financial institution within 200 miles of 

Urbana or reasonable anticipated travel costs shall be added to the amount of 

the letter of credit.  The irrevocable letter of credit shall be in the amount of 

one hundred fifty percent (150%) of an independent engineer’s cost estimate 

to complete the work described in Section 6.1.1 A.4.a.,  Section 6.1.1 A.4.b., 

and Section 6.1.1 A.4.c., except a different amount may be required as a 

standard condition in Section 6.1.4 P. and Section 6.1.5 Q.  This letter of 

credit, or a successor letter of credit pursuant to Section 6.1.1 A.6. or 6.1.1 

A.12. shall remain in effect and shall be made available to the COUNTY for 

an indefinite term or for a different term that may be required as a standard 

condition in paragraph 6.1.4 P and 6.1.5 Q. 

   

6.         One hundred eighty (180) days prior to the expiration date of an irrevocable 

letter of credit submitted pursuant to this Section, the Zoning Administrator 

shall notify the landowner or applicant in writing and request information 

about the landowner or applicant’s intent to renew the letter of credit, or 

remove the NON-ADAPTABLE STRUCTURE. The landowner or applicant 

shall have thirty (30) days to respond in writing to this request.  If the 

landowner or applicant’s intention is to remove the NON-ADAPTABLE 

STRUCTURE, the landowner or applicant will have a total of ninety (90) days 

from the date of response to remove it in accordance with Section 6.1.1A.4.a. 

At the end of ninety (90) days, the Zoning Administrator shall have a period of 

sixty (60) days to either: 

             

 (a)   confirm that the bank has renewed the letter of credit; or 

 

(b)      inspect the subject property for compliance with Section 6.1.1 

A.4.a.; 

 

(c)      draw on the letter of credit and commence the bid process to have a 

contractor remove the NON-ADAPTABLE STRUCTURE pursuant 

to Section 6.1.1 A.4.a. 

 

7.  The Zoning Administrator may find a NON-ADAPTABLE STRUCTURE 

abandoned in place.  Factors to be considered in making this finding 

include, but are not limited to: 

 

(a)  the nature and frequency of use as set forth in the application for 

SPECIAL USE; 

 

(b)  the current nature and frequency of use; 
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(c)  whether the NON-ADAPTABLE STRUCTURE has become a 

public nuisance, or otherwise poses a risk of harm to public health or 

safety; 

 

(d)  whether the NON-ADAPTABLE STRUCTURE has been 

maintained in a manner which allows it to be used for its intended 

purpose, with no greater effects on surrounding properties and the 

public as a whole than was originally intended. 

 

(e) A court of law, an arbitrator, mediator, or any state or Federal 

agency charged with enforcing State or Federal law has made a 

finding that either said NON-ADAPTABLE STRUCTURE or the 

structures supporting said NON-ADAPTABLE STRUCTURE 

and/or any related site grading and soil erosion controls or lack of 

same, constitutes a public nuisance or otherwise violates State or 

Federal law, or any State or Federal agency charged with enforcing 

State or Federal law has made a final determination either imposing 

an administrative sanction on any person associated with the NON-

ADAPTABLE STRUCTURE relating to its use or denying the 

NON-ADAPTABLE STRUCTURE a permit necessary for its 

lawful operation. 

 

8.  Once the Zoning Administrator has made a finding that a NON-

ADAPTABLE STRUCTURE is abandoned in place, the Zoning 

Administrator shall issue noted to the land owner at the owner’s last known 

address that the COUNTY will draw on the performance guarantee within 

thirty (30) days unless the owner appeals the Zoning Administrator’s 

finding, pursuant to Section 9.1.8 or enters into a written agreement with the 

COUNTY to remove such NON-ADAPTABLE STRUCTURE in 

accordance with Section 6.1.1 A.4. within ninety (90) days and removes the 

NON-ADAPTABLE STRUCTURE accordingly. 

 

9.  The Zoning Administrator may draw on the funds to have said NON-

ADAPTABLE STRUCTURE removed as per Section 6.1.1 A.4. of the 

reclamation agreement when any of the following occur: 

 

(a)  no response is received from the land owner within thirty (30) days 

from initial notification by the Zoning Administrator; 

 

(b)  the land owner does not enter, or breaches any term of a written 

agreement with the COUNTY to remove said NON-ADAPTABLE 

structure as provided in Section 6.1.1 A.8.; 

 

(c)  any breach or performance failure of any provision of the 

reclamation agreement; 
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(d)  the owner of record has filed a bankruptcy petition, or compromised 

the COUNTY’s interest in the letter of credit in any way to 

specifically allowed by the reclamation agreement; 

 

(e)  a court of law has made a finding that a NON-ADAPTABLE 

STRUCTURE constitutes a public nuisance; 

 

(f)  the owner of record has failed to replace an expiring letter of credit 

within the deadlines set forth in Section 6.1.1A.6.; or 

 

(g)  any other conditions to which the COUNTY and the land owner 

mutually agree, as set forth in the reclamation agreement. 

 

10.  Once the letter of credit has been drawn upon, and the site has been restored 

to its original condition, as certified by the Zoning Administrator, the 

covenant entered pursuant to Section 6.1.1. A.2. shall expire, and the 

COUNTY shall act to remove said covenant from the record of the property 

at the Recorder of Deeds within forty-five (45) days. 

 

11.  The proceeds of the letter of credit may only be used by the COUNTY to: 

 

(a)  remove the NON-ADAPTABLE STRUCTURE and return the site to 

its condition prior to the placement of the NON-ADAPTABLE 

STRUCTURE, in accordance with the most recent reclamation 

agreement submitted and accepted in relation to the NON-

ADAPTIVE STRUCTURE; 

 

(b)  pay all administrative and ancillary costs associated with drawing 

upon the financial assurance and performing the reclamation work, 

which shall include, but not be limited to, attorney’s fees; 

construction management and other professional service fees; and 

the costs of preparing request for proposal and bidding documents 

required to comply with state law or Champaign County purchasing 

policies; and 

 

(c)  remove any covenants placed on the title in conjunction with Section 

6.1.1. A.2. 

 

The balance of any proceeds remaining after the site has been reclaimed 

shall be returned to the issuer of the letter of credit. 

 

12.  Upon transfer of any property subject to a letter of credit pursuant to this 

Section, the new owner or applicant of record shall submit a new irrevocable 

letter of credit of same or greater value to the Zoning Administrator, prior to 

legal transfer of title, and shall submit a new site reclamation plan, pursuant 

to Section 6.1.1 A.4.a., and, for WIND FARMS, Section 6.1.4 P., and for PV 

SOLAR FARMS, 6.1.5 Q. Once the new owner or applicant of record has 
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done so, the letter of credit posted by the previous owner or applicant shall be 

released, and the previous owner shall be released from any further 

obligations under the site reclamation plan. 

 

13.       The Applicant shall provide evidence of any new, additional, or substitute 

financial assurance to the Zoning Administrator throughout the operating 

lifetime of the NON-ADAPTABLE STRUCTURE. 

 

14. Should the site reclamation plan, or any part of it, be deemed invalid by a 

court of competent jurisdiction, the associated SPECIAL USE permit shall 

be deemed void. 

 

8. Add new subsection 6.1.5 as follows (NOTE: the following new subsection is based on the 

existing subsection 6.1.4 for “WIND FARM”): 

 

6.1.5 PHOTOVOLTAIC (PV) SOLAR FARM County Board SPECIAL USE permit 

 

A PHOTOVOLTAIC (PV) SOLAR FARM County Board SPECIAL USE permit may only 

be authorized in the AG-1 Zoning District or the AG-2 Agriculture Zoning District subject to 

the following standard conditions.  

 

A.  In what follows, PV SOLAR FARM should be understood to include COMMUNITY 

PV SOLAR FARM unless specified otherwise in the relevant section or paragraph. 

 

B. General Standard Conditions 

 

1.  The area of the PV SOLAR FARM County Board SPECIAL USE permit 

must include the following minimum areas: 

 

(a)  All land that will be exposed to a noise level greater than that 

authorized to Class A land under paragraph 6.1.5 I. 

 

(b)  All necessary access lanes or driveways and any required new 

PRIVATE ACCESSWAYS.  For purposes of determining the 

minimum area of the special use permit, access lanes or driveways 

shall be provided a minimum 40 feet wide area. 

 

(c)  All necessary PV SOLAR FARM STRUCTURES and 

ACCESSORY STRUCTURES including electrical distribution lines, 

inverters, transformers, common switching stations, and substations 

not under the ownership of a PUBLICLY REGULATED UTILITY 

and all waterwells that will provide water for the PV SOLAR 

FARM. For purposes of determining the minimum area of the 

special use permit, underground cable installations shall be provided 

a minimum 40 feet wide area. 
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(d)   All aboveground STRUCTURES and facilities shall be of a type and 

shall be located in a manner that is consistent with the Agricultural 

Impact Mitigation Agreement with the Illinois Department of 

Agriculture as required by paragraph 6.1.5 QR. 

 

2.  The PV SOLAR FARM County Board SPECIAL USE permit shall not be 

located in the following areas: 

a.  Less than one-and-one-half miles from an incorporated municipality 

that has a zoning ordinance unless the following is provided: 

(1)       The PV SOLAR FARM SPECIAL USE permit application 

shall include documentation that the application has provided 

a complete copy of the SPECIAL USE permit application to 

any municipality within one-and-one-half miles of the 

proposed PV SOLAR FARM. 

 

(2)       A municipal Resolution of Non-opposition to the PV SOLAR 

FARM by any relevant municipality must be submitted to the 

ZONING ADMINISTRATOR prior to the consideration of 

the PV SOLAR FARM SPECIAL USE permit by the 

Champaign County Board. 

 

b.  Less than one-half mile from the CR Conservation Recreation 

Zoning District.  

 

c.  Any easement for a GAS PIPELINE or HAZARDOUS LIQUID 

PIPELINE; or any easement for an underground water main; or any 

easement for a drainage district, unless a crossing agreement has 

been entered into with the relevant party.   

 

3.         Interconnection to the power grid 

 

a.         The PV SOLAR FARM SPECIAL USE permit application shall 

include documentation that the applicant or PV SOLAR FARM is in 

the queue to acquire an interconnection agreement to the power grid.  

 

b.         Documentation of an executed interconnection agreement with the 

appropriate electric utility shall be provided prior to issuance of a 

Zoning Compliance Certificate to authorize operation of the PV 

SOLAR FARM. 

  

BC.  Minimum Lot Standards 

 

1.         There are no minimum LOT AREA, AVERAGE LOT WIDTH, SETBACK, 

YARD, or maximum LOT COVERAGE requirements for a PV SOLAR 

FARM or for LOTS for PV SOLAR FARM substations and/ or PV SOLAR 

FARM maintenance and management facilities.  
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2.     There is no maximum LOT AREA requirement on BEST PRIME 

FARMLAND. 

 

CD. Minimum Standard Conditions for Separations for PV SOLAR FARM from 

adjacent USES and STRUCTURES 

 

The location of each PV SOLAR FARM shall provide the following required 

separations as measured from the exterior of the above ground portion of the PV 

SOLAR FARM STRUCTURES and equipment except for fencing: 

 

1.    A SETBACK of  55 feet from a MINOR STREET and a SETBACK of 75 

feet from a COLLECTOR STREET and a SETBACK of 85 feet from a 

MAJOR STREET.  

 

2.         At least 100 feet from any existing DWELLING or existing PRINCIPAL 

BUILDING and not less than 50 feet from the property line of any adjacent 

LOT that is three acres or less in area and provided that the noise level 

caused by the PV SOLAR FARM at the particular building complies with 

the applicable Illinois Pollution Control Board regulations. 

 

3.    A separation of at least 500 feet from any of the following unless the 

SPECIAL USE permit application includes results provided from an 

analysis using the Solar Glare Hazard Analysis Tool (SGHAT) for the 

Airport Traffic Control Tower cab and final approach paths, consistent with 

the Interim Policy, Federal Aviation Administration (FAA) Review of Solar 

Energy Projects on Federally Obligated Airports, or the most recent version 

adopted by the FAA, and the SGHAT results show no detrimental affect 

with less than a 500 feet separation from any of the following:  

 

(a)   any AIRPORT premises or any AIRPORT approach zone within five 

miles of the end of the AIRPORT runway; or  

 

(b)   any legal RESTRICTED LANDING AREA that is 

NONCONFORMING or which has been authorized by SPECIAL 

USE permit and that existed on or for which there had been a 

complete SPECIAL USE permit application received by April 22, 

2010, or any approach zone for any such RESTRICTED LANDING 

AREA; or 

   

(c)       any legal RESIDENTIAL AIRPORT that existed on or for which 

there had been a complete SPECIAL USE permit application 

received by April 22, 2010, or any approach zone for any such 

RESIDENTIAL AIRPORT.  

 

4. A separation of at least 500 feet between substations and transmission lines 

to adjacent dwellings and residential DISTRICTS.  
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DE.  Standard Conditions for Design and Installation of any PV SOLAR FARM. 

 

1.         Any building that is part of a PV SOLAR FARM shall include as a 

requirement for a Zoning Compliance Certificate a certification by an 

Illinois Professional Engineer or Illinois Licensed Structural Engineer or 

other qualified professional that the constructed building conforms to Public 

Act 96-074 regarding building code compliance and conforms to the Illinois 

Accessibility Code. 

 

2. Electrical Components   

 

(a)        All electrical components of the PV SOLAR FARM shall conform 

to the National Electrical Code as amended.  

 

(b)  Burying power and communication wiring underground shall be 

minimized consistent with best management practice regarding PV 

solar farm construction and minimizing impacts on agricultural 

drainage tile.    

 

3. The SOLAR FARM shall comply with all applicable Federal Aviation 

Administration (FAA) requirements which shall be explained in the 

application.   

 

43.    Maximum height.  The height limitation established in Section 5.3 shall not 

apply to a PV SOLAR FARM.  The maximum height of all above ground 

STRUCTURES shall be identified in the application and as approved in the 

SPECIAL USE permit. 

 

54. Warnings 

 

(a) A reasonably visible warning sign concerning voltage must be 

placed at the base of all pad-mounted transformers and substations. 

 

EF. Standard Conditions to Mitigate Damage to Farmland 

 

1. All underground wiring or cabling for the PV SOLAR FARM shall be at a 

minimum depth of 5 feet below grade or deeper if required to maintain a 

minimum one foot of clearance between the wire or cable and any 

agricultural drainage tile or a lesser depth if so authorized by the 

Agricultural Impact Mitigation Agreement with the Illinois Department of 

Agriculture as required by paragraph 6.1.5 QR. 

 

2. Protection of agricultural drainage tile 

 

(a) The applicant shall endeavor to locate all existing agricultural 

drainage tile prior to establishing any construction staging areas, 

construction of any necessary PV SOLAR FARM access lanes or 
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driveways, construction of any PV SOLAR FARM STRUCTURES, 

any common switching stations, substations, and installation of 

underground wiring or cabling.  The applicant shall contact affected 

landowners and tenants and the Champaign County Soil and Water 

Conservation District and any relevant drainage district for their 

knowledge of tile line locations prior to the proposed construction.  

Drainage districts shall be notified at least two weeks prior to 

disruption of tile. 

 

(b) All identified drainage district tile lines shall be staked or flagged 

prior to construction to alert construction crews of the possible need 

for tile line repairs unless this requirement is waived in writing by 

the drainage district. 

 

(c) Any agricultural drainage tile located underneath construction 

staging areas, access lanes, driveways, any common switching 

stations, and substations shall be replaced as required in Section 6.3 

of the Champaign County Champaign County Storm Water 

Management and Erosion Control Ordinance.   

 

(d) Any agricultural drainage tile that must be relocated shall be 

relocated as required in the Champaign County Champaign County 

Storm Water Management and Erosion Control Ordinance.     

 

(e) Conformance of any relocation of drainage district tile with the in 

the Champaign County Champaign County Storm Water 

Management and Erosion Control Ordinance shall be certified by an 

Illinois Professional Engineer.  Written approval by the drainage 

district shall be received prior to any backfilling of the relocated 

drain tile and a copy of the approval shall be submitted to the Zoning 

Administrator.  As-built drawings shall be provided to both the 

relevant drainage district and the Zoning Administrator of any 

relocated drainage district tile. 

  

(f)  All tile lines that are damaged, cut, or removed shall be staked or 

flagged in such manner that they will remain visible until the 

permanent repairs are completed.   

 

(g) All exposed tile lines shall be screened or otherwise protected to 

prevent the entry into the tile of foreign materials, loose soil, small 

mammals, etc. 

 

(h) Permanent tile repairs shall be made within 14 days of the tile 

damage provided that weather and soil conditions are suitable or a 

temporary tile repair shall be made.  Immediate temporary repair 

shall also be required if water is flowing through any damaged tile 

line.  Temporary repairs are not needed if the tile lines are dry and 

Case 895-AT-18, ZBA 03/29/18, Supp Memo 5 Attachment I Page Page 10 of 33



Attachment I. Revised Proposed Amendment - Annotated 

March 22, 2018 

 

A-11 

 

water is not flowing in the tile provided the permanent repairs can be 

made within 14 days of the damage. All permanent and temporary 

tile repairs shall be made as detailed in the Agricultural Impact 

Mitigation Agreement with the Illinois Department of Agriculture as 

required by paragraph 6.1.5 QR. and shall not be waived or modified 

except as authorized in the SPECIAL USE Permit. 

 

(i) All damaged tile shall be repaired so as to operate as well after 

construction as before the construction began.  

 

(j) Following completion of the PV SOLAR FARM construction the 

applicant shall be responsible for correcting all tile line repairs that 

fail, provided that the failed repair was made by the Applicant.   

 

3. All soil conservation practices (such as terraces, grassed waterways, etc.) 

that are damaged by PV SOLAR FARM construction shall be restored by 

the applicant to the pre- PV SOLAR FARM construction condition in a 

manner consistent with the Agricultural Impact Mitigation Agreement with 

the Illinois Department of Agriculture as required by paragraph 6.1.5 R. 

 

4. Topsoil replacement 

 

For any open trenching required pursuant to PV SOLAR FARM 

construction, the topsoil shall be stripped and replaced as follows: 

 

(a) The top 12 inches of topsoil shall first be stripped from the area to be 

trenched and from an adjacent area to be used for subsoil storage.  

The topsoil shall be stored in a windrow parallel to the trench in such 

a manner that it will not become intermixed with subsoil materials. 

 

(b)  All subsoil material that is removed from the trench shall be placed 

in the second adjacent stripped windrow parallel to the trench but 

separate from the topsoil windrow. 

 

(c) In backfilling the trench, the stockpiled subsoil material shall be 

placed back into the trench before replacing the topsoil. 

 

(d) The topsoil must be replaced such that after settling occurs, the 

topsoil’s original depth and contour (with an allowance for settling) 

will be restored. 

 

(e)   All topsoil shall be placed in a manner consistent with the  

Agricultural Impact Mitigation Agreement with the Illinois 

Department of Agriculture as required by paragraph 6.1.5 QR. 
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5. Mitigation of soil compaction and rutting  

 

(a)  The Applicant shall not be responsible for mitigation of soil 

compaction and rutting if exempted by the PV SOLAR FARM lease.   

 

(b) Unless specifically provided for otherwise in the PV SOLAR FARM 

lease, the Applicant shall mitigate soil compaction and rutting for all 

areas of farmland that were traversed with vehicles and construction 

equipment or where topsoil is replaced in open trenches. 

 

(c)  All mitigation of soil compaction and rutting shall be consistent with 

the Agricultural Impact Mitigation Agreement with the Illinois 

Department of Agriculture as required by paragraph 6.1.5 QR. 

 

6.  Land leveling 

 

(a)  The Applicant shall not be responsible for leveling of disturbed land 

if exempted by the PV SOLAR FARM lease.   

 

(b) Unless specifically provided for otherwise in the PV SOLAR FARM 

lease, the Applicant shall level all disturbed land as follows:  

 

(1) Following the completion of any open trenching, the 

applicant shall restore all land to its original pre-construction 

elevation and contour. 

 

(2) Should uneven settling occur or surface drainage problems 

develop as a result of the trenching within the first year after 

completion, the applicant shall again restore the land to its 

original pre-construction elevation and contour. 

 

(c)  All land leveling shall be consistent with the Agricultural Impact 

Mitigation Agreement with the Illinois Department of Agriculture as 

required by paragraph 6.1.5 QR. 

 

7.  Permanent Erosion and Sedimentation Control Plan 

 

(a)       Prior to the approval of any Zoning Use Permit, the Applicant shall 

provide a permanent soil erosion and sedimentation plan for the PV 

SOLAR FARM  including any access road that conforms to the 

relevant Natural Resources Conservation Service guidelines and that 

is prepared by an Illinois Licensed Professional Engineer.  

 

(b) As-built documentation of all permanent soil erosion and 

sedimentation improvements for the PV SOLAR FARM including 

any access road prepared by an Illinois Licensed Professional 

Engineer shall be submitted and accepted by the Zoning 
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Administrator prior to approval of any Zoning Compliance 

Certificate.  

 

8.    Retention of all topsoil 

 

No topsoil may be removed, stripped, or sold from the proposed SPECIAL 

USE Permit site pursuant to or as part of the construction of the PV SOLAR 

FARM. 

 

FG.    Standard Conditions for Use of Public Streets 

 

Any PV SOLAR FARM Applicant proposing to use any County Highway or a 

township or municipal STREET for the purpose of transporting PV SOLAR FARM 

or Substation parts and/or equipment for construction, operation, or maintenance of 

the PV SOLAR FARM or Substations(s), shall identify all such public STREETS 

and pay the costs of any necessary permits and the costs to repair any damage to the 

STREETS caused by the PV SOLAR FARM construction, as follows: 

 

1. Prior to the close of the public hearing before the BOARD, the Applicant shall 

enter into a Roadway Upgrade and Maintenance agreement approved by the 

County Engineer and State's Attorney; or Township Highway Commissioner; 

or municipality where relevant, except for any COMMUNITY PV SOLAR 

FARM for which the relevant highway authority has agreed in writing to waive 

the requirements of subparagraphs 6.1.5 F.1., 2., and 3., and the signed and 

executed Roadway Upgrade and Maintenance agreements must provide for the 

following minimum conditions: 

 

(a) The applicant shall agree to conduct a pre- PV SOLAR FARM 

construction baseline survey to determine existing STREET 

conditions for assessing potential future damage including the 

following: 

 

(1)  A videotape of the affected length of each subject STREET 

supplemented by photographs if necessary. 

 

(2)  Pay for costs of the County to hire a consultant to make a 

study of any structure on the proposed route that the County 

Engineer feels may not carry the loads likely during the PV 

SOLAR FARM construction. 

 

(3) Pay for any strengthening of STREET structures that may be 

necessary to accommodate the proposed traffic loads caused 

by the PV SOLAR FARM construction. 

 

(b) The Applicant shall agree to pay for costs of the County Engineer to 

hire a consultant to make a study of any structure on the proposed 

route that the County Engineer feels may not carry the loads likely 
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during the PV SOLAR FARM construction and pay for any 

strengthening of structures that may be necessary to accommodate the 

proposed traffic loads caused by the PV SOLAR FARM construction. 

 

(c) The Applicant shall agree upon an estimate of costs for any other 

necessary roadway improvements prior to construction. 

 

(d) The Applicant shall obtain any necessary approvals for the STREET 

improvements from the relevant STREET maintenance authority. 

 

(e) The Applicant shall obtain any necessary Access Permits including 

any required plans. 

 

(f) The Applicant shall erect permanent markers indicating the presence 

of underground cables. 

 

(g) The Applicant shall install marker tape in any cable trench. 

 

(h) The Applicant shall become a member of the Illinois state wide One-

Call Notice System (otherwise known as the Joint Utility Locating 

Information for Excavators or "JULIE") and provide JULIE with all 

of the information necessary to update its record with respect to the 

PV SOLAR FARM. 

 

(i) The Applicant shall use directional boring equipment to make all 

crossings of County Highways for the cable collection system. 

 

(j) The Applicant shall notify the STREET maintenance authority in 

advance of all oversize moves and crane crossings. 

 

(k) The Applicant shall provide the County Engineer with a copy of 

each overweight and oversize permit issued by the Illinois 

Department of Transportation for PV SOLAR FARM construction. 

  

(l) The Applicant shall transport the PV SOLAR FARM loads so as to 

minimize adverse impact on the local traffic including farm traffic. 

 

(m) The Applicant shall schedule PV SOLAR FARM construction traffic in 

a way to minimize adverse impacts on emergency response vehicles, 

rural mail delivery, school bus traffic, and local agricultural traffic. 

 

(n) The Applicant shall provide as much advance notice as is commercially 

reasonable to obtain approval of the STREET maintenance authority 

when it is necessary for a STREET to be closed due to a crane crossing or 

for any other reason.  Notwithstanding the generality of the 

aforementioned, the Applicant will provide 48 hours notice to the extent 

reasonably practicable. 
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(o) The Applicant shall provide signs indicating all highway and STREET 

closures and work zones in accordance with the Illinois Department of 

Transportation Manual on Uniform Traffic Control Devices. 

 

(p) The Applicant shall establish a single escrow account and a single 

Irrevocable Letter of Credit for the cost of all STREET upgrades and 

repairs pursuant to the PV SOLAR FARM construction.  

 

(q) The Applicant shall notify all relevant parties of any temporary 

STREET closures. 

  

(r) The Applicant shall obtain easements and other land rights needed to 

fulfill the Applicant's obligations under this Agreement. 

 

(s) The Applicant shall agree that the County shall design all STREET 

upgrades in accordance with the IDOT Bureau of Local Roads and 

Streets Manual, 2005 edition. 

 

(t) The Applicant shall provide written Notice to Proceed to the relevant 

STREET maintenance authority by December 31 of each year that 

identifies the STREETS to be upgraded during the following year.  

 

(u)  The Applicant shall provide dust control and grading work to the 

reasonable satisfaction of the County Engineer on STREETS that 

become aggregate surface STREETS. 

 

(v) The Applicant shall conduct a post- PV SOLAR FARM construction 

baseline survey similar to the pre- PV SOLAR FARM construction 

baseline survey to identify the extent of repairs necessary to return 

the STREET to the pre- PV SOLAR FARM construction condition.   

 

(w) The Applicant shall pay for the cost of all repairs to all STREETS that 

are damaged by the Applicant during the construction of the PV 

SOLAR FARM and restore such STREETS to the condition they were 

in at the time of the pre- PV SOLAR FARM construction inventory. 

 

(x) All PV SOLAR FARM construction traffic shall exclusively use 

routes designated in the approved Transportation Impact Analysis. 

 

(y) The Applicant shall provide liability insurance in an acceptable 

amount to cover the required STREET construction activities. 

 

(z)       The Applicant shall pay for the present worth costs of life consumed 

by the construction traffic as determined by the pavement 

management surveys and reports on the roads which do not show 

significant enough deterioration to warrant immediate restoration. 
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(aa)    Provisions for expiration date on the agreement.  

 

(bb)  Other conditions that may be required. 

 

2. A condition of the County Board Special Use Permit approval shall be that the 

Zoning Administrator shall not authorize a Zoning Use Permit for the PV 

SOLAR  FARM until the County Engineer and State’s Attorney; or Township 

Highway Commissioner; or municipality where relevant, has approved a 

Transportation Impact Analysis provided by the Applicant and prepared by an 

independent engineer that is mutually acceptable to the Applicant and the 

County Engineer and State’s Attorney; or Township Highway Commissioner; or 

municipality where relevant, that includes the following: 

 

(a)  Identify all such public STREETS or portions thereof that are intended 

to be used by the Applicant during construction of the PV SOLAR 

FARM as well as the number of loads, per axle weight of each load; 

and type of equipment that will be used to transport each load. 

 

(b)  A schedule of the across road culverts and bridges affected by the 

project and the recommendations as to actions, if any, required with 

respect to such culverts and bridges and estimated of the cost to 

replace such culverts and bridges; 

 

(c)  A schedule of the anticipated STREET repair costs to be made in 

advance of the PV SOLAR FARM construction and following 

construction of the PV SOLAR FARM.  

 

(d)  The Applicant shall reimburse the County Engineer; or Township 

Highway Commissioner; or municipality where relevant, for all 

reasonable engineering fees including the costs of a third party 

consultant, incurred in connection with the review and approval of 

the Transportation Impact Analysis. 

 

3.         At such time as decommissioning takes place the Applicant or its successors 

in interest shall enter into a Roadway use and Repair Agreement with the 

appropriate highway authority. 

 

GH. Standard Conditions for Coordination with Local Fire Protection District 

 

1. The Applicant shall submit to the local fire protection district a copy of the 

site plan. 

 

2. Upon request by the local fire protection district, the Owner or Operator 

shall cooperate with the local fire protection district to develop the fire 

protection district’s emergency response plan. 
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3. Nothing in this section shall alleviate the need to comply with all other 

applicable fire laws and regulations. 

 

 HI.  Standard Conditions for Allowable Noise Level 

 

1. Noise levels from any PV SOLAR FARM shall be in compliance with the 

applicable Illinois Pollution Control Board (IPCB) regulations (35 Illinois 

Administrative Code Subtitle H: Noise Parts 900, 901, 910).    

 

2. The Applicant shall submit manufacturer’s sound power level characteristics 

and other relevant data regarding noise characteristics of proposed PV 

SOLAR FARM equipment necessary for a competent noise analysis. 

 

3. The Applicant, through the use of a qualified professional, as part of the 

siting approval application process, shall appropriately demonstrate 

compliance with the above noise requirements.   

 

4.   After construction of the PV SOLAR FARM the Zoning Administrator shall 

take appropriate enforcement action as necessary to investigate noise 

complaints in order to determine the validity of the complaints and take any 

additional enforcement action as proves warranted to stop any violation that 

is occurring, including but not limited to the following: 

 

(a) The Zoning Administrator shall make the Environment and Land 

Use Committee aware of complaints about noise that have been 

received by the Complaint Hotline. 

(b)  If the Environment and Land Use Committee determines that the 

noise is excessive, the Environment and Land Use Committee shall 

require the Owner or Operator to take reasonable steps to mitigate 

the excessive noise.  

 

IJ. Standard Conditions for Endangered Species Consultation 

 

The Applicant shall apply for consultation with the Endangered Species Program of 

the Illinois Department of Natural Resources.  The Application shall include a copy 

of the Agency Action Report from the Endangered Species Program of the Illinois 

Department of Natural Resources or, if applicable, a copy of the Detailed Action 

Plan Report submitted to the Endangered Species Program of the Illinois 

Department of Natural Resources and a copy of the response from the Illinois 

Department of Natural Resources. 

 

JK. Standard Conditions for Historic and Archaeological Resources Review 

 

The Applicant shall apply for consultation with the State Historic Preservation 

Officer of the Illinois Department of Natural Resources.  The Application shall 
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include a copy of the Agency Action Report from the State Historic Preservation 

Officer of the Illinois Department of Natural Resources.  

 

 KL. Standard Conditions for Acceptable Wildlife Impacts 

 

1.         The PV SOLAR FARM shall be located, designed, constructed, and 

operated so as to avoid and if necessary mitigate the impacts to wildlife to a 

sustainable level of mortality.  

 

LM.  Screening and fencing  

 

1.    Perimeter fencing 

 

(a)        PV SOLAR FARM equipment and structures shall be fully enclosed 

and secured by a fence with a minimum height of 7 feet. 

 

(b)      Knox boxes and keys shall be provided at locked entrances for 

emergency personnel access.  

 

(c)     The perimeter fencing shall be a minimum of 10 feet from a SIDE or 

REAR LOT LINE but not less than 25 feet from the property line of 

any adjacent LOT that is three acres or less in area and a minimum 

of 40 feet from a MINOR STREET and a minimum of 55 feet from a 

COLLECTOR STREET and a minimum of 60 feet from a MAJOR 

STREET but in no case shall the perimeter fencing be less than 10 

feet from the RIGHT OF WAY of any STREET.   

 

(d)       Vegetation between the fencing and the LOT LINE shall be maintained 

such that NOXIOUS WEEDS are controlled or eradicated consistent 

with the Illinois Noxious Weed Law (505 ILCS 100/1 et seq.).  

Management of the vegetation shall be explained in the application.    

 

2.      Screening   

 

(a)        A visual screen shall be provided around the perimeter of the PV 

SOLAR FARM as follows: 

 

(1)       The visual screen shall be provided for any part of the PV 

SOLAR FARM that is visible to and located within 1,000 

feet of a DWELLING or residential DISTRICT.  However, 

the visual screen shall not be required if the PV SOLAR 

FARM is not visible to a DWELLING or residential 

DISTRICT by virtue of the existing topography. 

   

(2)    The visual screen shall be waived if the owner(s) of a 

relevant DWELLING(S) have agreed in writing to waive the 
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screening requirement and a copy of the written waiver is 

submitted to the BOARD or GOVERNING BODY.  

 

(3)       The visual screen shall either be opaque fencing consistent with 

subparagraph 6.1.5 L.1. or a vegetated buffer as follows: 

 

(a)        A vegetated visual screen buffer shall include a 

continuous line of evergreen foliage and/ or any 

existing wooded area and/ or tallgrass prairie plantings 

that will conceal the PV SOLAR FARM from view 

from adjacent abutting property.  

 

(b)   Any vegetation that is part of the approved visual 

screen buffer shall be maintained in perpetuity. 

 

(c)       The continuous line of evergreen foliage shall be 

planted at a minimum height of 5 feet tall and shall be 

planted in multiple rows as required to provide a 50% 

screen within 2 years of planting. If the evergreen 

foliage below a height of 7 feet disappears over time, 

the screening shall be replaced. 

 

(d) A tallgrass prairie planting may be used as a visual 

screen buffer for any PV module installation that is no 

more than 8 feet tall and the planting shall be at least 

10 feet wide and shall be planted and maintained per 

the recommendations of the Natural Resources 

Conservation Service.    

 

(e)       Any vegetated screen buffer shall be detailed in a 

landscape plan drawing that shall be included with the 

PV SOLAR FARM SPECIAL USE permit application.   

 

MN.    Standard Condition to Minimize Glare 

 

1.    The design and construction of the PV SOLAR FARM shall minimize glare 

that may affect adjacent properties and the application shall include an 

explanation of how glare will be minimized. 

 

2.   After construction of the PV SOLAR FARM the Zoning Administrator shall 

take appropriate enforcement action as necessary to investigate complaints 

of glare in order to determine the validity of the complaints and take any 

additional enforcement action as proves warranted to stop any significant 

glare that is occurring, including but not limited to the following: 
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(a) The Zoning Administrator shall make the Environment and Land 

Use Committee aware of complaints about glare that have been 

received by the Complaint Hotline. 

(b)  If the Environment and Land Use Committee determines that the 

glare is excessive, the Environment and Land Use Committee shall 

require the Owner or Operator to take reasonable steps to mitigate 

the excessive glare such as the installation of additional screening. 

  

NO. Standard Condition for Liability Insurance 

   

1. The Owner or Operator of the PV SOLAR FARM shall maintain a current 

general liability policy covering bodily injury and property damage with 

minimum limits of a least $5 million per occurrence and $5 million in the 

aggregate.   

 

2. The general liability policy shall identify landowners in the SPECIAL USE 

permit as additional insured. 

 

OP. Operational Standard Conditions 

 

  1. Maintenance 

 

(a) The Owner or Operator of the PV SOLAR FARM must submit, on 

an annual basis, a summary of the operation and maintenance reports 

to the Environment and Land Use Committee and any other 

operation and maintenance reports as the Environment and Land Use 

Committee reasonably requests. 

 

(b) Any physical modification to the PV SOLAR FARM that increases 

the number of solar conversion devices or structures and/ or the land 

area occupied by the PV SOLAR FARM shall require a new County 

Board SPECIAL USE Permit. Like-kind replacements shall not 

require re-certification nor will replacement of transformers, cabling, 

etc. provided replacement is done in a fashion similar to the original 

installation.  

 

(c)       The Application shall explain methods and materials used to clean 

the PV SOLAR FARM equipment including an estimation of the 

daily and annual gallons of water used and the source of the water 

and the management of wastewater.  The BOARD may request 

copies of well records from the Illinois State Water Survey and may 

require an estimate by a qualified hydrogeologist of the likely impact 

on adjacent waterwells.  
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  2. Materials Handling, Storage and Disposal 

 

(a) All solid wastes related to the construction, operation and maintenance 

of the PV SOLAR FARM shall be removed from the site promptly and 

disposed of in accordance with all federal, state and local laws. 

 

(b) All hazardous materials related to the construction, operation and 

maintenance of the PV SOLAR FARM shall be handled, stored, 

transported and disposed of in accordance with all applicable local, 

state and federal laws. 

 

3.  Vegetation management 

 

(a)        The PV SOLAR FARM SPECIAL USE permit application shall 

include a weed control plan for the total area of the SPECIAL USE 

permit including areas both inside of and outside of the perimeter 

fencing.  

 

(b)       The weed control plan shall ensure the control and/ or eradication of 

NOXIOUS WEEDS consistent with the Illinois Noxious Weed Law 

(505 ILCS 100/1 et seq.)  

 

(c)    The weed control plan shall be explained in the application.   

  

PQ. Standard Condition for Decommissioning Plan and Site Reclamation Plan 

 

1.  The Applicant shall submit a signed site reclamation plan conforming to the 

requirements of paragraph 6.1.1 A.  

 

2.  In addition to the purposes listed in subparagraph 6.1.1 A.4. the reclamation 

plan shall also include provisions for anticipated repairs to any public 

STREET used for the purpose of reclamation of the PV SOLAR FARM and 

all costs related to removal of access driveways. 

 

3. The site reclamation plan required in paragraph 6.1.1 A. shall also include 

the following: 

 

(a)   A stipulation that the applicant shall notify the GOVERNING 

BODY by certified mail of the commencement of voluntary or 

involuntary bankruptcy proceeding, naming the applicant as debtor, 

within ten days of commencement of the proceeding. 

 

(b)       A stipulation that the applicant shall agree that the sale, assignment 

in fact or law, or such other transfer of applicant’s financial interest 

in the PV SOLAR FARM shall in no way affect or change 

applicant’s obligation to continue to comply with the terms of this 

plan.  Any successor or assignee shall assume the terms, covenants, 
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and obligations of this plan and agrees to assume all reclamation 

liability and responsibility for the PV SOLAR FARM. 

 

(c)       Authorization for the GOVERNING BODY and its authorized 

representatives for right of entry onto the PV SOLAR FARM 

premises for the purpose of inspecting the methods of reclamation or 

for performing actual reclamation if necessary. 

 

(d)      A stipulation that at such time as decommissioning takes place the 

applicant or its successors in interest are required to enter into a 

Roadway Use and Repair Agreement with the relevant highway 

authority. 

 

(e)        A stipulation that the Applicant shall provide evidence of any new, 

additional, or substitute financing or security agreement to the Zoning 

Administrator throughout the operating lifetime of the project.  

 

(f)        A stipulation that the Applicant shall be obliged to perform the work 

in the site reclamation plan before abandoning the PV SOLAR 

FARM or prior to ceasing production of electricity from the PV 

SOLAR FARM, after it has begun, other than in the ordinary course 

of business.  This obligation shall be independent of the obligation to 

pay financial assurance, and shall not be limited by the amount of 

financial assurance.  The obligation to perform the reclamation work 

shall constitute a covenant running with the land  

 

(g)       The site reclamation plan shall provide for payment of any associated 

costs that Champaign County may incur in the event that 

decommissioning is actually required.  Associated costs include all 

administrative and ancillary costs associated with drawing upon the 

financial assurance and performing the reclamation work and shall 

include but not be limited to attorney’s fees; construction 

management and other professional service fees; and the costs of 

preparing request for proposals and bidding documents required to 

comply with state law or Champaign County purchasing policies.  

 

(h)       The depth of removal of foundation concrete below ground shall be a 

minimum of 54 inches.  The depth of removal of foundation concrete 

shall be certified in writing by an Illinois Licensed Professional 

Engineer and the certification shall be submitted to the Zoning 

Administrator. 

 

(i)        Underground electrical cables at a depth of 5 feet or greater may be 

left in place. 

 

(j) The hole resulting from the removal of foundation concrete during 

decommissioning shall be backfilled as follows: 
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(1)       The excavation resulting from the removal of foundation 

concrete shall only be backfilled with subsoil and topsoil in 

similar depths and similar types as existed at the time of the 

original PV SOLAR FARM construction except that a lesser 

quality topsoil or a combination of a lesser quality topsoil 

and a subsoil that is similar to the native subsoil may be used 

at depths corresponding to the native subsoil but not less than 

12 inches below grade.    

 

(2)       The native soils excavated at the time of the original PV 

SOLAR FARM construction may be used to backfill the 

concrete foundation excavations at the time of 

decommissioning provided that the soils are adequately 

stored throughout the operating lifetime of the PV SOLAR 

FARM.  The methods for storing the excavated native soils 

during the operating lifetime of the PV SOLAR FARM shall 

be included in the site reclamation plan. 

 

(3)        If the excavated native soils are not stored for use for 

backfilling the concrete foundation excavations, a qualified 

soil scientist or Illinois Licensed Professional Engineer shall 

certify that the actual soils used to backfill the concrete 

foundation excavations are of equal or greater quality than 

the native soils or that, in the case of subsoil, the backfill soil 

meets the requirements of this paragraph. The certification 

shall be submitted to the Zoning Administrator. 

 

(4)       An Illinois Licensed Professional Engineer shall certify in 

writing that the concrete foundation excavations have been 

backfilled with soil to such a depth and with a minimum of 

compaction that is consistent with the restoration of 

productive agricultural use such that the depth of soil is 

expected to be no less than 54 inches within one year after 

backfilling.  

 

(jk) A stipulation that should the site reclamation plan be deemed invalid 

by a court of competent jurisdiction the PV SOLAR FARM 

SPECIAL USE permit shall be deemed void. 

 

(kl)      A stipulation that the Applicant’s obligation to complete the site 

reclamation plan and to pay all associated costs shall be independent 

of the Applicant’s obligation to provide financial assurance. 

 

(lm)     A stipulation that the liability of the Applicant’s failure to complete 

the site reclamation plan or any breach of the site reclamation plan 
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requirement shall not be capped by the amount of the financial 

assurance. 

 

(mn)     If the Applicant desires to remove equipment or property credited to 

the estimated salvage value without the concurrent replacement of 

the property with property of equal or greater salvage value or if the 

Applicant installs equipment or property increasing the cost of 

decommissioning after the PV SOLAR FARM begins to produce 

electricity, at any point, the Applicant shall first obtain the consent of 

the Zoning Administrator.  If the Applicant’s lien holders remove 

equipment or property credited to the salvage value the Applicant 

shall promptly notify the Zoning Administrator. In either of these 

events the total financial assurance shall be adjusted to reflect any 

change in total salvage value and total decommissioning costs 

resulting from any such removal or installation. 

 

4.         To comply with paragraph 6.1.1 A.5., the Applicant shall provide financial 

assurance in the form of an irrevocable letter of credit and an escrow 

account as follows: 

 

(a)        At the time of Special Use Permit approval the amount of financial 

assurance to be provided for the site reclamation plan shall be 150125% 

of the decommissioning cost as determined in the independent 

engineer’s cost estimate to complete the decommissioning work 

described in Sections 6.1.1 A.4.a. and 6.1.1 A.4.b. and 6.1.1 A.4.c. and 

shall otherwise comply with Section 6.1.1 A.5. 

 

(b)       Net salvage value may be deducted from decommissioning costs as 

follows: 

   

  (1)       One of the following standards shall be met: 

 

a.         The Applicant shall maintain the PV SOLAR FARM 

free and clear of liens and encumbrances, including 

financing liens and shall provide proof of the same 

prior to issuance of the SPECIAL USE Permit; or 

 

b.         The Applicant shall deduct from the salvage value 

credit the amount of any lien or encumbrance on the 

PV SOLAR FARM; or  

 

c.         Any and all financing and/or financial security 

agreements entered into by the Applicant shall 

expressly provide that the agreements are subject to 

the covenant required by Section 6.1.1. A.2 that the 

reclamation work be done.   
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(2)       The Applicant shall provide proof of compliance with paragraph 

6.1.5 PQ.4.(b)(1) prior to issuance of any Zoning Use Permit 

and upon every renewal of the financial assurance and at any 

other time upon the request of the Zoning Administrator. 

 

(3)       The Applicant shall provide in the site reclamation plan for 

legal transfer of the STRUCTURE to the demolisher to pay 

the costs of reclamation work, should the reclamation work 

be performed. 

 

(4)       The net estimated salvage value that is deducted from the 

estimated decommissioning costs shall be the salvage value 

that results after all related costs for demolition and any 

required preparation for transportation for reuse or recycling 

or for simple disposal and other similar costs including but 

not limited to the decommissioning of the PV SOLAR 

FARM STRUCTURES, equipment, and access roads.  

 

(5)       Estimated salvage value shall be based on the average salvage 

price of the past five years as published in a reputable source 

for salvage values and shall reflect sound engineering 

judgment as to anticipated changes in salvage prices prior to 

the next update of estimated net salvage value. 

 

(6)       The deduction from the estimated decommissioning costs for 

net estimated salvage value shall be capped at 70% of the 

total net estimated salvage value even though the total actual 

salvage value shall be available in the event that 

decommissioning is actually required. 

 

(7)       The total financial assurance after deduction of the net estimated 

salvage value shall not be less than $1,000 per acre. 

 

(8)       The credit for net estimated salvage value attributable to any 

PV SOLAR FARM may not exceed the estimated cost of 

removal of the above-ground portion of that PV SOLAR 

FARM on the subject site. 

 

(c)       The GOVERNING BODY has the right to require multiple letters of 

credit based on the regulations governing federal insurance for deposits.   

 

(d)     The Applicant shall adjust the amount of the financial assurance to 

ensure that it reflects current and accurate information as follows: 

 

 (1)       At least once every three years for the first 12 years of the 

 financial assurance and at least once every two years thereafter 

 the Applicant shall use an independent Illinois Licensed 
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 Professional Engineer to provide updated estimates of 

 decommissioning costs and salvage value, by including any 

 changes due to inflation and/or change in salvage price. The 

 Applicant shall, upon receipt, provide a copy of the adjusted 

 Professional Engineer’s report to the Zoning Administrator. 

 

(2)  At all times the total combined value of the irrevocable letter of 

credit and the escrow account shall equal or exceed the amount 

of the independent engineer’s cost estimate as increased by 

known and documented rates of inflation based on the Consumer 

Price Index since the PV SOLAR FARM was approved.   

 

(e)  The applicant or PV SOLAR FARM owner shall gradually pay 

down the value of the irrevocable letter of credit by placing cash 

deposits in an escrow account in equal annual installments over the 

first 13 years of the PV SOLAR FARM operation as follows: 

 

(1)  The applicant or PV SOLAR FARM owner and the 

GOVERNING BODY shall agree on a mutually acceptable 

financial institution at which an escrow account shall be 

established.  

 

(2)  The GOVERNING BODY shall be the beneficiary of the 

escrow account for the purpose of the reclamation of the PV 

SOLAR FARM in the event that the PV SOLAR FARM 

owner is incapable of decommissioning the PV SOLAR 

FARM. 

 

(3)  The applicant or PV SOLAR FARM owner shall grant 

perfected security in the escrow account by use of a control 

agreement establishing the County as an owner of record, 

pursuant to the Secured Transactions Article of the Uniform 

Commercial Code, 810 ILCS 9/101 et seq. 

 

(4) The applicant or PV SOLAR FARM owner shall make 

annual deposits to the escrow account over a 12 year period 

and shall simultaneously provide a replacement irrevocable 

letter of credit that is reduced accordingly.   

 

(5)  At all times the total combined value of the irrevocable letter 

of credit and the escrow account shall be increased annually as 

necessary to reflect actual rates of inflation over the life span 

of the PV SOLAR FARM and the amount shall be equal to or 

exceed 150125% of the amount of the independent engineer’s 

cost estimate as increased by known and documented rates of 

inflation since the PV SOLAR FARM was approved;  
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(6)  Any interest accrued on the escrow account that is over and 

above the total value required by subparagraph 6.1.5 PQ.4.(b)(4) 

shall go to the PV SOLAR FARM owner. 

 

(7) In order to provide funding for decommissioning at the time of 

decommissioning, the PV SOLAR FARM applicant or PV 

SOLAR FARM owner may exchange a new irrevocable letter 

of credit in an amount equal to the amount in the escrow 

account in exchange for the GOVERNING BODY agreeing to 

a release of the full amount of the escrow account.   

 

(f)        Should the salvage value of components be adjusted downward or the 

decommissioning costs adjusted upward pursuant to paragraph 6.1.5 

PQ.4.(d), the amount to be placed in the escrow account pursuant to 

this paragraph 6.1.5. PQ.4. shall be increased to reflect the adjustment, 

as if the adjusted estimate were the initial estimate. 

 

(g)       Any financial assurance required per the Agricultural Impact 

Mitigation Agreement with the Illinois Department of Agriculture as 

required by paragraph 6.1.5 QR. shall count towards the total financial 

assurance required for compliance with paragraph 6.1.1 A.5. 

 

(h) Unless the Governing Body approves otherwise, the Champaign 

County State’s Attorney’s Office shall review and approve every 

Letter of Credit and every agreement regarding the Escrow Account 

prior to formal acceptance by the Zoning Administrator. 

 

5.         In addition to the conditions listed in subparagraph 6.1.1 A.9. the Zoning 

Administrator may also draw on the funds for the following reasons: 

 

(a) In the event that any PV SOLAR FARM or component thereof 

ceases to be functional for more than six consecutive months after it 

starts producing electricity and the Owner is not diligently repairing 

such PV SOLAR FARM or component. 

 

(b)  In the event that the Owner declares the PV SOLAR FARM any PV 

SOLAR FARM component to be functionally obsolete for tax purposes. 

 

(c)       There is a delay in the construction of any PV SOLAR FARM of more 

than 6 months after construction on that PV SOLAR FARM begins. 

 

(d) Any PV SOLAR FARM or component thereof that appears in a state 

of disrepair or imminent collapse and/or creates an imminent threat 

to the health or safety of the public or any person. 

 

(e)        Any PV SOLAR FARM or component thereof is otherwise derelict 

for a period of 6 months. 

Case 895-AT-18, ZBA 03/29/18, Supp Memo 5 Attachment I Page Page 27 of 33



Attachment I. Revised Proposed Amendment - Annotated 

March 22, 2018 

 

A-28 

 

 

(f) The PV SOLAR FARM is in violation of the terms of the PV SOLAR 

FARM SPECIAL USE permit for a period exceeding ninety (90) days. 

 

(g)       The Applicant has failed to maintain financial assurance in the form 

and amount required by the special use permit or compromised the 

COUNTY’s interest in the site reclamation plan. 

 

(h)  The COUNTY discovers any material misstatement of fact or 

misleading omission of fact made by the Applicant in the course of 

the special use permit zoning case. 

 

(i) The Applicant has either failed to receive a copy of the certification 

of design compliance required by paragraph 6.1.5 D. or failed to 

submit it to the County within 12 consecutive months of receiving a 

Zoning Use Permit regardless of the efforts of the Applicant to 

obtain such certification. 

 

6.  The Zoning Administrator may, but is not required to, deem the PV SOLAR 

FARM abandoned, or the standards set forth in Section 6.1.5 P.5. met, with 

respect to some, but not all, of the PV SOLAR FARM.  In that event, the 

Zoning Administrator may draw upon the financial assurance to perform the 

reclamation work as to that portion of the PV SOLAR FARM only.  Upon 

completion of that reclamation work, the salvage value and reclamation 

costs shall be recalculated as to the remaining PV SOLAR FARM. 

 

7. The Site Reclamation Plan shall be included as a condition of approval by 

the BOARD and the signed and executed irrevocable letter of credit and 

evidence of the escrow account must be submitted to the Zoning 

Administrator prior to any Zoning Use Permit approval. 

 

QR.  Agricultural Impact Mitigation Agreement with the Illinois Department of 

Agriculture. 

 

1.    The Applicant shall enter into an Agricultural Impact Mitigation Agreement 

with the Illinois Department of Agriculture. 

 

2.         The Applicant shall bear full responsibility for coordinating any special 

conditions required in the SPECIAL USE Permit in order to ensure 

compliance with the signed Agricultural Impact Mitigation Agreement with 

the Illinois Department of Agriculture.   

 

3.  All requirements of the signed Agricultural Impact Mitigation Agreement 

with the Illinois Department of Agriculture shall become requirements of 

the County Board SPECIAL USE Permit.   
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4.    Champaign County shall have the right to enforce all requirements of the 

signed Agricultural Impact Mitigation Agreement with the Illinois 

Department of Agriculture 

 

RS. Complaint Hotline 

 

1. Prior to the commencement of construction on the PV SOLAR FARM and 

during the entire term of the County Board SPECIAL USE permit and any 

extension, the Applicant and Owner shall establish a telephone number 

hotline for the general public to call with any complaints or questions.  

 

2. The telephone number hotline shall be publicized and posted at the 

operations and maintenance center and the construction marshalling yard.  

  

3. The telephone number hotline shall be manned during usual business hours 

and shall be an answering recording service during other hours. 

 

4. Each complaint call to the telephone number hotline shall be logged and 

identify the name and address of the caller and the reason for the call.   

 

5.  All calls shall be recorded and the recording shall be saved for transcription 

for a minimum of two years. 

 

6.  A copy of the telephone number hotline shall be provided to the Zoning 

Administrator on a monthly basis. 

 

7.  The Applicant and Owner shall take necessary actions to resolve all 

legitimate complaints. 

 

ST.  Standard Condition for Expiration of PV SOLAR FARM County Board SPECIAL 

USE Permit 

 

A PV SOLAR FARM County Board SPECIAL USE Permit designation shall 

expire in 10 years if no Zoning Use Permit is granted. 

TU. Application Requirements 

 

1. In addition to all other information required on the SPECIAL USE Permit 

application and required by Section 9.1.11 A.2. the application shall contain 

or be accompanied by the following information: 

 

(a) A PV SOLAR FARM Project Summary, including, to the extent 

available:  

 

(1)  A general description of the project, including its approximate 

DC and AC generating capacity; the maximum number and type 

of solar devices; the potential equipment manufacturer(s). 
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(2)  The specific proposed location of the PV SOLAR FARM 

including all tax parcels on which the PV SOLAR FARM 

will be constructed. 

 

(3)  The specific proposed location of all tax parcels required to 

be included in the PV SOLAR FARM County Board 

SPECIAL USE Permit. 

 

(4)  A description of the Applicant; Owner and Operator, 

including their respective business structures. 

 

(b) The name(s), address(es), and phone number(s) of the Applicant(s), 

Owner and Operator, and all property owner(s) for the PV SOLAR 

FARM County Board SPECIAL USE permit. 

 

(c) A site plan for the SOLAR FARM indicating the following: 

 

(1)  The approximate planned location of all PV SOLAR FARM 

STRUCTURES, property lines (including identification of 

adjoining properties), required separations, public access roads 

and turnout locations, access driveways, solar devices, electrical 

inverter(s), electrical transformer(s), cabling, switching station, 

electrical cabling from the PV SOLAR FARM to the 

Substations(s), ancillary equipment, screening and fencing, third 

party transmission lines, meteorological station, maintenance and 

management facilities, and layout of all structures within the 

geographical boundaries of any applicable setback.   

 

(2)  The site plan shall clearly indicate the area of the proposed 

PV SOLAR FARM County Board SPECIAL USE Permit as 

required by subparagraph  6.1.5 A.1. 

 

(3)   The location of all below-ground wiring.  

 

(4)   The location, height, and appearance of all above-ground 

wiring and wiring structures. 

 

(5)  The separation of all PV SOLAR FARM structures from 

adjacent DWELLINGS and/ or PRINCIPAL BUILDINGS or 

uses shall be dimensioned on the approved site plan and that 

dimension shall establish the effective minimum separation that 

shall be required for any Zoning Use Permit.  Greater separation 

and somewhat different locations may be provided in the 

approved site plan for the Zoning Use Permit provided that that 

the greater separation does not increase the noise impacts and 

/or glare that were approved in the PV SOLAR FARM County 
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Board SPECIAL USE Permit. PV SOLAR FARM structures 

includes substations, third party transmission lines, maintenance 

and management facilities, or other significant structures. 

 

(d) All other required studies, reports, certifications, and approvals 

demonstrating compliance with the provisions of this Ordinance.  

 

2. The Applicant shall notify the COUNTY of any changes to the information 

provided above that occurs while the County Board SPECIAL USE permit 

application is pending. 

 

3.         The Applicant shall include a copy of the signed Agricultural Impact 

Mitigation Agreement with the Illinois Department of Agriculture with the 

Zoning Use Permit Application to authorize construction.  

 

9. Add the following paragraph 9.3.1 J. for Zoning Use Permit fee: 

 

J. PV SOLAR FARM with not more than 77.5 megawatt nameplate rating..... 

 $1,800 per megawatt (includes COMMUNITY PV SOLAR FARM) 

 

PV SOLAR FARM with nameplate rating of 8 more than 7.5 megawatts…. 

 $13,500 plus $1,260 for each megawatt more than 7.5 megawatts 

 

10. Revise subsection 9.3.3 as follows:     

 

 9.3.3 Zoning Case Filing Fees 
 

  A. General Provisions 

 

 1. No zoning case filing shall be accepted until the filing fee has been 

paid. 

 

 2. No zoning case filing fee shall be waived unless the Zoning 

Administrator determines that the petition is the only means 

reasonably available to bring a property into compliance with the 

provisions of this ordinance and the non-compliance is due solely to 

staff error. 

 

 3. No zoning case filing fee shall be refunded after required legal notice 

has been made by mail or publication unless the Zoning Administrator 

determines such filing to have been based solely upon staff error. 

 

 4. No amendment to any petition which requires new legal notice shall 

be considered until an amended petition fee has been received unless 

the Zoning Administrator determines such amendment to be required 

due solely to staff error. 
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 5.  The fee for SPECIAL USE permits shall be determined based on the 

larger of the following (except for County Board WIND FARM or 

PV SOLAR FARM SPECIAL USE Permits): 

 

(a)  the area of farmland taken out of production as a result of the 

SPECIAL USE; or 

 

(b)  when farmland will not be taken out of production as a result 

of the SPECIAL USE, the land area taken up by the existing 

STRUCTURES and all proposed CONSTRUCTION proposed 

in the SPECIAL USE application. 

 

 6.  When some combination of VARIANCE, SPECIAL USE and Map 

Amendment cases is required simultaneously for the same property, 

the total filing fee shall include the following (except for County 

Board WIND FARM or PV SOLAR FARM Special Use Permits): 

 

(a)  The standard fee for the most expensive individual zoning 

case; and 

 

(b)  one-half of the standard fee for any other required VARIANCE, 

SPECIAL USE, or Map Amendment provided that 

 

(c)  no additional fees shall be included for multiple zoning cases 

of the same type that can be advertised in the same legal 

advertisement. 

 

  B.  Fees 

 

   1.  VARIANCES 

 

(a)  ADMINISTRATIVE VARIANCES $100 

 

(b)  Minor or Major VARIANCES $200 

 

 2  SPECIAL USE permits and Map Amendments (except for County 

Board WIND FARM or PV SOLAR FARM Special Use Permit)  

 

(a)      Two acres or less and Base Fee for larger areas ...............$400 

 

(b)  More than two acres but no more than 12 acres  .......  add $40 

per acre to Base Fee for each acre over two acres 

 

(c) More than 12 acres add $10 per acre for each acre over 12 

acres and add to fees in a. and b. above 

 

3. Appeals and Interpretations.........................................................$200 
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4.  Change of Nonconforming Use ....................................................$100 

 

5.  Amendment to Petitions (requiring new legal notice) ..................$100 

 

   6.  County Board WIND FARM Special Use Permit............ $20,000 or 

     $440 per WIND FARM TURBINE TOWER, 

whichever is greater 

 

7.    BIG WIND TURBINE TOWER SPECIAL USE Permit per BIG 

WIND TURBINE TOWER…………………………………$3,300 

 

8.  County Board PV SOLAR FARM Special Use Permit  

       

PV SOLAR FARM with not more than 7 7.5 

megawatt nameplate rating…………….$1,320 per 

megawatt (includes COMMUNITY PV SOLAR 

FARM) 

 

PV SOLAR FARM with nameplate rating of 8 more 

than 7.5 megawatts to 112.5 megawatts……..$9,240 

plus $102 for each megawatt more than 7.5 megawatts 

and up to 112.5 megawatts 

 

PV SOLAR FARM with more than 112.5 megawatt 

nameplate rating……………. $173 180 per megawatt 

over 112.5 megawatts 
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1. Add the following to Section 3.0 Definitions (somewhat similar to the definition of WIND 

FARM):  

 

NOXIOUS WEEDS: any of several plants designated pursuant to the Illinois Noxious Weed Law 

(505 ILCS 100/1 et seq.) and that are identified in 8 Illinois Administrative Code 220. 

 

PHOTOVOLTAIC (PV): A type of solar energy system that produces electricity by the use of 

photovoltaic cells that generate electricity when struck by light. 

 

PV SOLAR FARM: A unified development intended to convert sunlight into electricity by 

photovoltaic (PV) devices for the primary purpose of wholesale sales of generated electricity. A 

PV SOLAR FARM is under a common ownership and operating control even though parts of the 

PV SOLAR FARM may be located on land leased from different owners. A PV SOLAR FARM 

includes all necessary components including access driveways, solar devices, electrical inverter(s), 

electrical transformer(s), cabling, a common switching station, maintenance and management 

facilities, and waterwells.  PV SOLAR FARM should be understood to include COMMUNITY PV 

SOLAR FARM unless specified otherwise in the relevant section or paragraph. 

 

PV SOLAR FARM, COMMUNITY: A PV SOLAR FARM of not more than 2,000 kilowatt 

nameplate capacity that meets the requirements of Public Act 99-0906 for a “community 

renewable generation project”. 

 

2. Add new subparagraph 4.2.1 C.4. as follows: 

 

4. A PV SOLAR FARM may be authorized as a County Board SPECIAL USE 

permit in the AG-1, Agriculture Zoning District or the AG-2 Agriculture 

Zoning District as a second PRINCIPAL USE on a LOT with another 

PRINCIPAL USE.  

 

3. Add new subparagraph 4.3.4 H.4.i. as follows (similar to existing 4.3.4 H.4.h. for wind 

farms): 

 

i. PV SOLAR FARM except as PIPELINE IMPACT RADIUS 

regulations are required in Subsection 6.1.5. 

 

4. Amend Section 5.2 as follows (similar to existing WIND FARM designation):  

 

Add “PV SOLAR FARM” as a COUNTY BOARD Special Use Permit in the AG-1 District and 

AG-2 District by a “B”. 

 

5. Add the following as footnote 15 under the Special Provisions for the AG-1 District in 

Section 5.3 (similar to existing footnote 14 for LOTS in a WIND FARM):  

 

15.   LOTS in a PV SOLAR FARM County Board SPECIAL USE Permit and intended for PV 

SOLAR FARM, related substations, and PV SOLAR FARM maintenance and management 
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facilities are exempt from the requirements of Section 5.3 except as such regulations are 

required by Subsection 6.1.5. 

 

6. Add new paragraph 5.4.3 F. as follows: 

  

F. The Rural Residential Overlay Zoning District is prohibited from being established 

within a PV SOLAR FARM County Board SPECIAL USE Permit. 

 

7. Amend Section 6.1.1 to read as follows: 

 

A.  Site Reclamation Plan for NON-ADAPTABLE STRUCTURES 

 

1.         In the course of BOARD review of a SPECIAL USE request, the BOARD 

may find that a proposed STRUCTURE is a NON-ADAPTABLE 

STRUCTURE.  Any WIND FARM and any PV SOLAR FARM shall be a 

NON-ADAPTABLE STRUCTURE.  The Applicant for the SPECIAL USE 

request for a NON-ADAPTABLE STRUCTURE shall submit a site 

reclamation plan to the BOARD for the subject site.   

 

2.  The site reclamation plan shall be binding upon all successors of title to the 

land.  Prior to the issuance of a SPECIAL USE Permit for such NON-

ADAPTABLE STRUCTURES, the landowner or applicant shall also record 

a covenant incorporating the provisions of the site reclamation plan on the 

deed subject to the LOT, requiring that the reclamation work be performed 

and that a letter of credit be provided for financial assurance. 

 

3.  Separate cost estimates for Section 6.1.1 A.4.a., 6.1.1 A.4.b., and 6.1.1 

A.4.c. shall be provided by an Illinois Licensed Professional Engineer.    

             

(a)  Cost estimates provided shall be subject to approval of the BOARD. 

  

(b)        Except as provided in Section 6.1.4 P. and Section 6.1.5 Q., the 

salvage value of the components of the NON-ADAPTABLE 

STRUCTURE shall not be credited to the cost estimates. 

 

4.   The site reclamation plan shall provide for: 

 

(a)  removal of above-ground portion of any STRUCTURE on the subject 

site; site grading; and, interim soil erosion control; 

 

(b)  below-ground restoration, including final grading and surface 

treatment;  

 

(c) any environmental remediation required by State or Federal law;  

 

(d)  provision and maintenance of a letter of credit, as set forth in Section 

6.1.1 A.5. 
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5.  No Zoning Use Permit for such SPECIAL USE will be issued until the 

applicant provides the COUNTY with an irrevocable letter of credit to be 

drawn upon a federally insured financial institution within 200 miles of 

Urbana or reasonable anticipated travel costs shall be added to the amount of 

the letter of credit.  The irrevocable letter of credit shall be in the amount of 

one hundred fifty percent (150%) of an independent engineer’s cost estimate 

to complete the work described in Section 6.1.1 A.4.a.,  Section 6.1.1 A.4.b., 

and Section 6.1.1 A.4.c., except a different amount may be required as a 

standard condition in Section 6.1.4 P. and Section 6.1.5 Q.  This letter of 

credit, or a successor letter of credit pursuant to Section 6.1.1 A.6. or 6.1.1 

A.12. shall remain in effect and shall be made available to the COUNTY for 

an indefinite term or for a different term that may be required as a standard 

condition in paragraph 6.1.4 P and 6.1.5 Q. 

   

6.         One hundred eighty (180) days prior to the expiration date of an irrevocable 

letter of credit submitted pursuant to this Section, the Zoning Administrator 

shall notify the landowner or applicant in writing and request information 

about the landowner or applicant’s intent to renew the letter of credit, or 

remove the NON-ADAPTABLE STRUCTURE. The landowner or applicant 

shall have thirty (30) days to respond in writing to this request.  If the 

landowner or applicant’s intention is to remove the NON-ADAPTABLE 

STRUCTURE, the landowner or applicant will have a total of ninety (90) days 

from the date of response to remove it in accordance with Section 6.1.1A.4.a. 

At the end of ninety (90) days, the Zoning Administrator shall have a period of 

sixty (60) days to either: 

             

 (a)   confirm that the bank has renewed the letter of credit; or 

 

(b)      inspect the subject property for compliance with Section 6.1.1 

A.4.a.; 

 

(c)      draw on the letter of credit and commence the bid process to have a 

contractor remove the NON-ADAPTABLE STRUCTURE pursuant 

to Section 6.1.1 A.4.a. 

 

7.  The Zoning Administrator may find a NON-ADAPTABLE STRUCTURE 

abandoned in place.  Factors to be considered in making this finding 

include, but are not limited to: 

 

(a)  the nature and frequency of use as set forth in the application for 

SPECIAL USE; 

 

(b)  the current nature and frequency of use; 
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(c)  whether the NON-ADAPTABLE STRUCTURE has become a 

public nuisance, or otherwise poses a risk of harm to public health or 

safety; 

 

(d)  whether the NON-ADAPTABLE STRUCTURE has been 

maintained in a manner which allows it to be used for its intended 

purpose, with no greater effects on surrounding properties and the 

public as a whole than was originally intended. 

 

(e) A court of law, an arbitrator, mediator, or any state or Federal 

agency charged with enforcing State or Federal law has made a 

finding that either said NON-ADAPTABLE STRUCTURE or the 

structures supporting said NON-ADAPTABLE STRUCTURE 

and/or any related site grading and soil erosion controls or lack of 

same, constitutes a public nuisance or otherwise violates State or 

Federal law, or any State or Federal agency charged with enforcing 

State or Federal law has made a final determination either imposing 

an administrative sanction on any person associated with the NON-

ADAPTABLE STRUCTURE relating to its use or denying the 

NON-ADAPTABLE STRUCTURE a permit necessary for its 

lawful operation. 

 

8.  Once the Zoning Administrator has made a finding that a NON-

ADAPTABLE STRUCTURE is abandoned in place, the Zoning 

Administrator shall issue noted to the land owner at the owner’s last known 

address that the COUNTY will draw on the performance guarantee within 

thirty (30) days unless the owner appeals the Zoning Administrator’s 

finding, pursuant to Section 9.1.8 or enters into a written agreement with the 

COUNTY to remove such NON-ADAPTABLE STRUCTURE in 

accordance with Section 6.1.1 A.4. within ninety (90) days and removes the 

NON-ADAPTABLE STRUCTURE accordingly. 

 

9.  The Zoning Administrator may draw on the funds to have said NON-

ADAPTABLE STRUCTURE removed as per Section 6.1.1 A.4. of the 

reclamation agreement when any of the following occur: 

 

(a)  no response is received from the land owner within thirty (30) days 

from initial notification by the Zoning Administrator; 

 

(b)  the land owner does not enter, or breaches any term of a written 

agreement with the COUNTY to remove said NON-ADAPTABLE 

structure as provided in Section 6.1.1 A.8.; 

 

(c)  any breach or performance failure of any provision of the 

reclamation agreement; 
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(d)  the owner of record has filed a bankruptcy petition, or compromised 

the COUNTY’s interest in the letter of credit in any way to 

specifically allowed by the reclamation agreement; 

 

(e)  a court of law has made a finding that a NON-ADAPTABLE 

STRUCTURE constitutes a public nuisance; 

 

(f)  the owner of record has failed to replace an expiring letter of credit 

within the deadlines set forth in Section 6.1.1A.6.; or 

 

(g)  any other conditions to which the COUNTY and the land owner 

mutually agree, as set forth in the reclamation agreement. 

 

10.  Once the letter of credit has been drawn upon, and the site has been restored 

to its original condition, as certified by the Zoning Administrator, the 

covenant entered pursuant to Section 6.1.1. A.2. shall expire, and the 

COUNTY shall act to remove said covenant from the record of the property 

at the Recorder of Deeds within forty-five (45) days. 

 

11.  The proceeds of the letter of credit may only be used by the COUNTY to: 

 

(a)  remove the NON-ADAPTABLE STRUCTURE and return the site to 

its condition prior to the placement of the NON-ADAPTABLE 

STRUCTURE, in accordance with the most recent reclamation 

agreement submitted and accepted in relation to the NON-

ADAPTIVE STRUCTURE; 

 

(b)  pay all administrative and ancillary costs associated with drawing 

upon the financial assurance and performing the reclamation work, 

which shall include, but not be limited to, attorney’s fees; 

construction management and other professional service fees; and 

the costs of preparing request for proposal and bidding documents 

required to comply with state law or Champaign County purchasing 

policies; and 

 

(c)  remove any covenants placed on the title in conjunction with Section 

6.1.1. A.2. 

 

The balance of any proceeds remaining after the site has been reclaimed 

shall be returned to the issuer of the letter of credit. 

 

12.  Upon transfer of any property subject to a letter of credit pursuant to this 

Section, the new owner or applicant of record shall submit a new irrevocable 

letter of credit of same or greater value to the Zoning Administrator, prior to 

legal transfer of title, and shall submit a new site reclamation plan, pursuant 

to Section 6.1.1 A.4.a., and, for WIND FARMS, Section 6.1.4 P., and for PV 

SOLAR FARMS, 6.1.5 Q. Once the new owner or applicant of record has 
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done so, the letter of credit posted by the previous owner or applicant shall be 

released, and the previous owner shall be released from any further 

obligations under the site reclamation plan. 

 

13.       The Applicant shall provide evidence of any new, additional, or substitute 

financial assurance to the Zoning Administrator throughout the operating 

lifetime of the NON-ADAPTABLE STRUCTURE. 

 

14. Should the site reclamation plan, or any part of it, be deemed invalid by a 

court of competent jurisdiction, the associated SPECIAL USE permit shall 

be deemed void. 

 

8. Add new subsection 6.1.5 as follows (NOTE: the following new subsection is based on the 

existing subsection 6.1.4 for “WIND FARM”): 

 

6.1.5 PHOTOVOLTAIC (PV) SOLAR FARM County Board SPECIAL USE permit 

 

A PHOTOVOLTAIC (PV) SOLAR FARM County Board SPECIAL USE permit may only 

be authorized in the AG-1 Zoning District or the AG-2 Agriculture Zoning District subject to 

the following standard conditions.  

 

A.  In what follows, PV SOLAR FARM should be understood to include COMMUNITY 

PV SOLAR FARM unless specified otherwise in the relevant section or paragraph. 

 

B. General Standard Conditions 

 

1.  The area of the PV SOLAR FARM County Board SPECIAL USE permit 

must include the following minimum areas: 

 

(a)  All land that will be exposed to a noise level greater than that 

authorized to Class A land under paragraph 6.1.5 I. 

 

(b)  All necessary access lanes or driveways and any required new 

PRIVATE ACCESSWAYS.  For purposes of determining the 

minimum area of the special use permit, access lanes or driveways 

shall be provided a minimum 40 feet wide area. 

 

(c)  All necessary PV SOLAR FARM STRUCTURES and 

ACCESSORY STRUCTURES including electrical distribution lines, 

inverters, transformers, common switching stations, and substations 

not under the ownership of a PUBLICLY REGULATED UTILITY 

and all waterwells that will provide water for the PV SOLAR 

FARM. For purposes of determining the minimum area of the 

special use permit, underground cable installations shall be provided 

a minimum 40 feet wide area. 
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(d)   All aboveground STRUCTURES and facilities shall be of a type and 

shall be located in a manner that is consistent with the Agricultural 

Impact Mitigation Agreement with the Illinois Department of 

Agriculture as required by paragraph 6.1.5 R. 

 

2.  The PV SOLAR FARM County Board SPECIAL USE permit shall not be 

located in the following areas: 

a.  Less than one-and-one-half miles from an incorporated municipality 

that has a zoning ordinance unless the following is provided: 

(1)       The PV SOLAR FARM SPECIAL USE permit application 

shall include documentation that the application has provided 

a complete copy of the SPECIAL USE permit application to 

any municipality within one-and-one-half miles of the 

proposed PV SOLAR FARM. 

 

(2)       A municipal Resolution of Non-opposition to the PV SOLAR 

FARM by any relevant municipality must be submitted to the 

ZONING ADMINISTRATOR prior to the consideration of 

the PV SOLAR FARM SPECIAL USE permit by the 

Champaign County Board. 

 

b.  Less than one-half mile from the CR Conservation Recreation 

Zoning District.  

 

c.  Any easement for a GAS PIPELINE or HAZARDOUS LIQUID 

PIPELINE; or any easement for an underground water main; or any 

easement for a drainage district, unless a crossing agreement has 

been entered into with the relevant party.   

 

3.         Interconnection to the power grid 

 

a.         The PV SOLAR FARM SPECIAL USE permit application shall 

include documentation that the applicant or PV SOLAR FARM is in 

the queue to acquire an interconnection agreement to the power grid.  

 

b.         Documentation of an executed interconnection agreement with the 

appropriate electric utility shall be provided prior to issuance of a 

Zoning Compliance Certificate to authorize operation of the PV 

SOLAR FARM. 

  

C.  Minimum Lot Standards 

 

1.         There are no minimum LOT AREA, AVERAGE LOT WIDTH, SETBACK, 

YARD, or maximum LOT COVERAGE requirements for a PV SOLAR 

FARM or for LOTS for PV SOLAR FARM substations and/ or PV SOLAR 

FARM maintenance and management facilities.  
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2.     There is no maximum LOT AREA requirement on BEST PRIME 

FARMLAND. 

 

D. Minimum Standard Conditions for Separations for PV SOLAR FARM from 

adjacent USES and STRUCTURES 

 

The location of each PV SOLAR FARM shall provide the following required 

separations as measured from the exterior of the above ground portion of the PV 

SOLAR FARM STRUCTURES and equipment except for fencing: 

 

1.    A SETBACK of  55 feet from a MINOR STREET and a SETBACK of 75 

feet from a COLLECTOR STREET and a SETBACK of 85 feet from a 

MAJOR STREET.  

 

2.         At least 100 feet from any existing DWELLING or existing PRINCIPAL 

BUILDING and not less than 50 feet from the property line of any adjacent 

LOT that is three acres or less in area and provided that the noise level 

caused by the PV SOLAR FARM complies with the applicable Illinois 

Pollution Control Board regulations. 

 

3.    A separation of at least 500 feet from any of the following unless the 

SPECIAL USE permit application includes results provided from an 

analysis using the Solar Glare Hazard Analysis Tool (SGHAT) for the 

Airport Traffic Control Tower cab and final approach paths, consistent with 

the Interim Policy, Federal Aviation Administration (FAA) Review of Solar 

Energy Projects on Federally Obligated Airports, or the most recent version 

adopted by the FAA, and the SGHAT results show no detrimental affect 

with less than a 500 feet separation from any of the following:  

 

(a)   any AIRPORT premises or any AIRPORT approach zone within five 

miles of the end of the AIRPORT runway; or  

 

(b)   any RESTRICTED LANDING AREA that is NONCONFORMING 

or which has been authorized by SPECIAL USE permit and that 

existed on or for which there had been a complete SPECIAL USE 

permit application received by April 22, 2010, or any approach zone 

for any such RESTRICTED LANDING AREA; or 

   

(c)       any RESIDENTIAL AIRPORT that existed on or for which there 

had been a complete SPECIAL USE permit application received by 

April 22, 2010, or any approach zone for any such RESIDENTIAL 

AIRPORT.  

 

4. A separation of at least 500 feet between substations and transmission lines 

to adjacent dwellings and residential DISTRICTS.  
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E.  Standard Conditions for Design and Installation of any PV SOLAR FARM. 

 

1.         Any building that is part of a PV SOLAR FARM shall include as a 

requirement for a Zoning Compliance Certificate a certification by an 

Illinois Professional Engineer or Illinois Licensed Structural Engineer or 

other qualified professional that the constructed building conforms to Public 

Act 96-074 regarding building code compliance and conforms to the Illinois 

Accessibility Code. 

 

2. Electrical Components   

 

(a)        All electrical components of the PV SOLAR FARM shall conform 

to the National Electrical Code as amended.  

 

(b)  Burying power and communication wiring underground shall be 

minimized consistent with best management practice regarding PV 

solar farm construction and minimizing impacts on agricultural 

drainage tile.    

 

3.    Maximum height.  The height limitation established in Section 5.3 shall not 

apply to a PV SOLAR FARM.  The maximum height of all above ground 

STRUCTURES shall be identified in the application and as approved in the 

SPECIAL USE permit. 

 

4. Warnings 

 

(a) A reasonably visible warning sign concerning voltage must be 

placed at the base of all pad-mounted transformers and substations. 

 

F. Standard Conditions to Mitigate Damage to Farmland 

 

1. All underground wiring or cabling for the PV SOLAR FARM shall be at a 

minimum depth of 5 feet below grade or deeper if required to maintain a 

minimum one foot of clearance between the wire or cable and any 

agricultural drainage tile or a lesser depth if so authorized by the 

Agricultural Impact Mitigation Agreement with the Illinois Department of 

Agriculture as required by paragraph 6.1.5 R. 

 

2. Protection of agricultural drainage tile 

 

(a) The applicant shall endeavor to locate all existing agricultural 

drainage tile prior to establishing any construction staging areas, 

construction of any necessary PV SOLAR FARM access lanes or 

driveways, construction of any PV SOLAR FARM STRUCTURES, 

any common switching stations, substations, and installation of 

underground wiring or cabling.  The applicant shall contact affected 

landowners and tenants and the Champaign County Soil and Water 
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Conservation District and any relevant drainage district for their 

knowledge of tile line locations prior to the proposed construction.  

Drainage districts shall be notified at least two weeks prior to 

disruption of tile. 

 

(b) All identified drainage district tile lines shall be staked or flagged 

prior to construction to alert construction crews of the possible need 

for tile line repairs unless this requirement is waived in writing by 

the drainage district. 

 

(c) Any agricultural drainage tile located underneath construction 

staging areas, access lanes, driveways, any common switching 

stations, and substations shall be replaced as required in Section 6.3 

of the Champaign County Champaign County Storm Water 

Management and Erosion Control Ordinance.   

 

(d) Any agricultural drainage tile that must be relocated shall be 

relocated as required in the Champaign County Champaign County 

Storm Water Management and Erosion Control Ordinance.     

 

(e) Conformance of any relocation of drainage district tile with the in 

the Champaign County Champaign County Storm Water 

Management and Erosion Control Ordinance shall be certified by an 

Illinois Professional Engineer.  Written approval by the drainage 

district shall be received prior to any backfilling of the relocated 

drain tile and a copy of the approval shall be submitted to the Zoning 

Administrator.  As-built drawings shall be provided to both the 

relevant drainage district and the Zoning Administrator of any 

relocated drainage district tile. 

  

(f)  All tile lines that are damaged, cut, or removed shall be staked or 

flagged in such manner that they will remain visible until the 

permanent repairs are completed.   

 

(g) All exposed tile lines shall be screened or otherwise protected to 

prevent the entry into the tile of foreign materials, loose soil, small 

mammals, etc. 

 

(h) Permanent tile repairs shall be made within 14 days of the tile 

damage provided that weather and soil conditions are suitable or a 

temporary tile repair shall be made.  Immediate temporary repair 

shall also be required if water is flowing through any damaged tile 

line.  Temporary repairs are not needed if the tile lines are dry and 

water is not flowing in the tile provided the permanent repairs can be 

made within 14 days of the damage. All permanent and temporary 

tile repairs shall be made as detailed in the Agricultural Impact 

Mitigation Agreement with the Illinois Department of Agriculture as 
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required by paragraph 6.1.5 R. and shall not be waived or modified 

except as authorized in the SPECIAL USE Permit. 

 

(i) All damaged tile shall be repaired so as to operate as well after 

construction as before the construction began.  

 

(j) Following completion of the PV SOLAR FARM construction the 

applicant shall be responsible for correcting all tile line repairs that 

fail, provided that the failed repair was made by the Applicant.   

 

3. All soil conservation practices (such as terraces, grassed waterways, etc.) 

that are damaged by PV SOLAR FARM construction shall be restored by 

the applicant to the pre- PV SOLAR FARM construction condition in a 

manner consistent with the Agricultural Impact Mitigation Agreement with 

the Illinois Department of Agriculture as required by paragraph 6.1.5 R. 

 

4. Topsoil replacement 

 

For any open trenching required pursuant to PV SOLAR FARM 

construction, the topsoil shall be stripped and replaced as follows: 

 

(a) The top 12 inches of topsoil shall first be stripped from the area to be 

trenched and from an adjacent area to be used for subsoil storage.  

The topsoil shall be stored in a windrow parallel to the trench in such 

a manner that it will not become intermixed with subsoil materials. 

 

(b)  All subsoil material that is removed from the trench shall be placed 

in the second adjacent stripped windrow parallel to the trench but 

separate from the topsoil windrow. 

 

(c) In backfilling the trench, the stockpiled subsoil material shall be 

placed back into the trench before replacing the topsoil. 

 

(d) The topsoil must be replaced such that after settling occurs, the 

topsoil’s original depth and contour (with an allowance for settling) 

will be restored. 

 

(e)   All topsoil shall be placed in a manner consistent with the  

Agricultural Impact Mitigation Agreement with the Illinois 

Department of Agriculture as required by paragraph 6.1.5 R. 

 

 

 

5. Mitigation of soil compaction and rutting  

 

(a)  The Applicant shall not be responsible for mitigation of soil 

compaction and rutting if exempted by the PV SOLAR FARM lease.   
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(b) Unless specifically provided for otherwise in the PV SOLAR FARM 

lease, the Applicant shall mitigate soil compaction and rutting for all 

areas of farmland that were traversed with vehicles and construction 

equipment or where topsoil is replaced in open trenches. 

 

(c)  All mitigation of soil compaction and rutting shall be consistent with 

the Agricultural Impact Mitigation Agreement with the Illinois 

Department of Agriculture as required by paragraph 6.1.5 R. 

 

6.  Land leveling 

 

(a)  The Applicant shall not be responsible for leveling of disturbed land 

if exempted by the PV SOLAR FARM lease.   

 

(b) Unless specifically provided for otherwise in the PV SOLAR FARM 

lease, the Applicant shall level all disturbed land as follows:  

 

(1) Following the completion of any open trenching, the 

applicant shall restore all land to its original pre-construction 

elevation and contour. 

 

(2) Should uneven settling occur or surface drainage problems 

develop as a result of the trenching within the first year after 

completion, the applicant shall again restore the land to its 

original pre-construction elevation and contour. 

 

(c)  All land leveling shall be consistent with the Agricultural Impact 

Mitigation Agreement with the Illinois Department of Agriculture as 

required by paragraph 6.1.5 R. 

 

7.  Permanent Erosion and Sedimentation Control Plan 

 

(a)       Prior to the approval of any Zoning Use Permit, the Applicant shall 

provide a permanent soil erosion and sedimentation plan for the PV 

SOLAR FARM  including any access road that conforms to the 

relevant Natural Resources Conservation Service guidelines and that 

is prepared by an Illinois Licensed Professional Engineer.  

 

(b) As-built documentation of all permanent soil erosion and 

sedimentation improvements for the PV SOLAR FARM including 

any access road prepared by an Illinois Licensed Professional 

Engineer shall be submitted and accepted by the Zoning 

Administrator prior to approval of any Zoning Compliance 

Certificate.  
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8.    Retention of all topsoil 

 

No topsoil may be removed, stripped, or sold from the proposed SPECIAL 

USE Permit site pursuant to or as part of the construction of the PV SOLAR 

FARM. 

 

G.    Standard Conditions for Use of Public Streets 

 

Any PV SOLAR FARM Applicant proposing to use any County Highway or a 

township or municipal STREET for the purpose of transporting PV SOLAR FARM 

or Substation parts and/or equipment for construction, operation, or maintenance of 

the PV SOLAR FARM or Substations(s), shall identify all such public STREETS 

and pay the costs of any necessary permits and the costs to repair any damage to the 

STREETS caused by the PV SOLAR FARM construction, as follows: 

 

1. Prior to the close of the public hearing before the BOARD, the Applicant shall 

enter into a Roadway Upgrade and Maintenance agreement approved by the 

County Engineer and State's Attorney; or Township Highway Commissioner; 

or municipality where relevant, except for any COMMUNITY PV SOLAR 

FARM for which the relevant highway authority has agreed in writing to waive 

the requirements of subparagraphs 6.1.5 F.1., 2., and 3., and the signed and 

executed Roadway Upgrade and Maintenance agreements must provide for the 

following minimum conditions: 

 

(a) The applicant shall agree to conduct a pre- PV SOLAR FARM 

construction baseline survey to determine existing STREET 

conditions for assessing potential future damage including the 

following: 

 

(1)  A videotape of the affected length of each subject STREET 

supplemented by photographs if necessary. 

 

(2)  Pay for costs of the County to hire a consultant to make a 

study of any structure on the proposed route that the County 

Engineer feels may not carry the loads likely during the PV 

SOLAR FARM construction. 

 

(3) Pay for any strengthening of STREET structures that may be 

necessary to accommodate the proposed traffic loads caused 

by the PV SOLAR FARM construction. 

 

(b) The Applicant shall agree to pay for costs of the County Engineer to 

hire a consultant to make a study of any structure on the proposed 

route that the County Engineer feels may not carry the loads likely 

during the PV SOLAR FARM construction and pay for any 

strengthening of structures that may be necessary to accommodate the 

proposed traffic loads caused by the PV SOLAR FARM construction. 
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(c) The Applicant shall agree upon an estimate of costs for any other 

necessary roadway improvements prior to construction. 

 

(d) The Applicant shall obtain any necessary approvals for the STREET 

improvements from the relevant STREET maintenance authority. 

 

(e) The Applicant shall obtain any necessary Access Permits including 

any required plans. 

 

(f) The Applicant shall erect permanent markers indicating the presence 

of underground cables. 

 

(g) The Applicant shall install marker tape in any cable trench. 

 

(h) The Applicant shall become a member of the Illinois state wide One-

Call Notice System (otherwise known as the Joint Utility Locating 

Information for Excavators or "JULIE") and provide JULIE with all 

of the information necessary to update its record with respect to the 

PV SOLAR FARM. 

 

(i) The Applicant shall use directional boring equipment to make all 

crossings of County Highways for the cable collection system. 

 

(j) The Applicant shall notify the STREET maintenance authority in 

advance of all oversize moves and crane crossings. 

 

(k) The Applicant shall provide the County Engineer with a copy of 

each overweight and oversize permit issued by the Illinois 

Department of Transportation for PV SOLAR FARM construction. 

  

(l) The Applicant shall transport the PV SOLAR FARM loads so as to 

minimize adverse impact on the local traffic including farm traffic. 

 

(m) The Applicant shall schedule PV SOLAR FARM construction traffic in 

a way to minimize adverse impacts on emergency response vehicles, 

rural mail delivery, school bus traffic, and local agricultural traffic. 

 

(n) The Applicant shall provide as much advance notice as is commercially 

reasonable to obtain approval of the STREET maintenance authority 

when it is necessary for a STREET to be closed due to a crane crossing or 

for any other reason.  Notwithstanding the generality of the 

aforementioned, the Applicant will provide 48 hours notice to the extent 

reasonably practicable. 
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(o) The Applicant shall provide signs indicating all highway and STREET 

closures and work zones in accordance with the Illinois Department of 

Transportation Manual on Uniform Traffic Control Devices. 

 

(p) The Applicant shall establish a single escrow account and a single 

Irrevocable Letter of Credit for the cost of all STREET upgrades and 

repairs pursuant to the PV SOLAR FARM construction.  

 

(q) The Applicant shall notify all relevant parties of any temporary 

STREET closures. 

  

(r) The Applicant shall obtain easements and other land rights needed to 

fulfill the Applicant's obligations under this Agreement. 

 

(s) The Applicant shall agree that the County shall design all STREET 

upgrades in accordance with the IDOT Bureau of Local Roads and 

Streets Manual, 2005 edition. 

 

(t) The Applicant shall provide written Notice to Proceed to the relevant 

STREET maintenance authority by December 31 of each year that 

identifies the STREETS to be upgraded during the following year.  

 

(u)  The Applicant shall provide dust control and grading work to the 

reasonable satisfaction of the County Engineer on STREETS that 

become aggregate surface STREETS. 

 

(v) The Applicant shall conduct a post- PV SOLAR FARM construction 

baseline survey similar to the pre- PV SOLAR FARM construction 

baseline survey to identify the extent of repairs necessary to return 

the STREET to the pre- PV SOLAR FARM construction condition.   

 

(w) The Applicant shall pay for the cost of all repairs to all STREETS that 

are damaged by the Applicant during the construction of the PV 

SOLAR FARM and restore such STREETS to the condition they were 

in at the time of the pre- PV SOLAR FARM construction inventory. 

 

(x) All PV SOLAR FARM construction traffic shall exclusively use 

routes designated in the approved Transportation Impact Analysis. 

 

(y) The Applicant shall provide liability insurance in an acceptable 

amount to cover the required STREET construction activities. 

 

(z)       The Applicant shall pay for the present worth costs of life consumed 

by the construction traffic as determined by the pavement 

management surveys and reports on the roads which do not show 

significant enough deterioration to warrant immediate restoration. 
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(aa)    Provisions for expiration date on the agreement.  

 

(bb)  Other conditions that may be required. 

 

2. A condition of the County Board Special Use Permit approval shall be that the 

Zoning Administrator shall not authorize a Zoning Use Permit for the PV 

SOLAR  FARM until the County Engineer and State’s Attorney; or Township 

Highway Commissioner; or municipality where relevant, has approved a 

Transportation Impact Analysis provided by the Applicant and prepared by an 

independent engineer that is mutually acceptable to the Applicant and the 

County Engineer and State’s Attorney; or Township Highway Commissioner; or 

municipality where relevant, that includes the following: 

 

(a)  Identify all such public STREETS or portions thereof that are intended 

to be used by the Applicant during construction of the PV SOLAR 

FARM as well as the number of loads, per axle weight of each load; 

and type of equipment that will be used to transport each load. 

 

(b)  A schedule of the across road culverts and bridges affected by the 

project and the recommendations as to actions, if any, required with 

respect to such culverts and bridges and estimated of the cost to 

replace such culverts and bridges; 

 

(c)  A schedule of the anticipated STREET repair costs to be made in 

advance of the PV SOLAR FARM construction and following 

construction of the PV SOLAR FARM.  

 

(d)  The Applicant shall reimburse the County Engineer; or Township 

Highway Commissioner; or municipality where relevant, for all 

reasonable engineering fees including the costs of a third party 

consultant, incurred in connection with the review and approval of 

the Transportation Impact Analysis. 

 

3.         At such time as decommissioning takes place the Applicant or its successors 

in interest shall enter into a Roadway use and Repair Agreement with the 

appropriate highway authority. 

 

H. Standard Conditions for Coordination with Local Fire Protection District 

 

1. The Applicant shall submit to the local fire protection district a copy of the 

site plan. 

 

2. Upon request by the local fire protection district, the Owner or Operator 

shall cooperate with the local fire protection district to develop the fire 

protection district’s emergency response plan. 
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3. Nothing in this section shall alleviate the need to comply with all other 

applicable fire laws and regulations. 

 

 I.  Standard Conditions for Allowable Noise Level 

 

1. Noise levels from any PV SOLAR FARM shall be in compliance with the 

applicable Illinois Pollution Control Board (IPCB) regulations (35 Illinois 

Administrative Code Subtitle H: Noise Parts 900, 901, 910).    

 

2. The Applicant shall submit manufacturer’s sound power level characteristics 

and other relevant data regarding noise characteristics of proposed PV 

SOLAR FARM equipment necessary for a competent noise analysis. 

 

3. The Applicant, through the use of a qualified professional, as part of the 

siting approval application process, shall appropriately demonstrate 

compliance with the above noise requirements.   

 

4.   After construction of the PV SOLAR FARM the Zoning Administrator shall 

take appropriate enforcement action as necessary to investigate noise 

complaints in order to determine the validity of the complaints and take any 

additional enforcement action as proves warranted to stop any violation that 

is occurring, including but not limited to the following: 

 

(a) The Zoning Administrator shall make the Environment and Land 

Use Committee aware of complaints about noise that have been 

received by the Complaint Hotline. 

(b)  If the Environment and Land Use Committee determines that the 

noise is excessive, the Environment and Land Use Committee shall 

require the Owner or Operator to take reasonable steps to mitigate 

the excessive noise.  

 

J. Standard Conditions for Endangered Species Consultation 

 

The Applicant shall apply for consultation with the Endangered Species Program of 

the Illinois Department of Natural Resources.  The Application shall include a copy 

of the Agency Action Report from the Endangered Species Program of the Illinois 

Department of Natural Resources or, if applicable, a copy of the Detailed Action 

Plan Report submitted to the Endangered Species Program of the Illinois 

Department of Natural Resources and a copy of the response from the Illinois 

Department of Natural Resources. 

 

K. Standard Conditions for Historic and Archaeological Resources Review 

 

The Applicant shall apply for consultation with the State Historic Preservation 

Officer of the Illinois Department of Natural Resources.  The Application shall 
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include a copy of the Agency Action Report from the State Historic Preservation 

Officer of the Illinois Department of Natural Resources.  

 

 L. Standard Conditions for Acceptable Wildlife Impacts 

 

1.         The PV SOLAR FARM shall be located, designed, constructed, and 

operated so as to avoid and if necessary mitigate the impacts to wildlife to a 

sustainable level of mortality.  

 

M.  Screening and fencing  

 

1.    Perimeter fencing 

 

(a)        PV SOLAR FARM equipment and structures shall be fully enclosed 

and secured by a fence with a minimum height of 7 feet. 

 

(b)      Knox boxes and keys shall be provided at locked entrances for 

emergency personnel access.  

 

(c)     The perimeter fencing shall be a minimum of 10 feet from a SIDE or 

REAR LOT LINE but not less than 25 feet from the property line of 

any adjacent LOT that is three acres or less in area and a minimum 

of 40 feet from a MINOR STREET and a minimum of 55 feet from a 

COLLECTOR STREET and a minimum of 60 feet from a MAJOR 

STREET but in no case shall the perimeter fencing be less than 10 

feet from the RIGHT OF WAY of any STREET.   

 

(d)       Vegetation between the fencing and the LOT LINE shall be maintained 

such that NOXIOUS WEEDS are controlled or eradicated consistent 

with the Illinois Noxious Weed Law (505 ILCS 100/1 et seq.).  

Management of the vegetation shall be explained in the application.    

 

2.      Screening   

 

(a)        A visual screen shall be provided around the perimeter of the PV 

SOLAR FARM as follows: 

 

(1)       The visual screen shall be provided for any part of the PV 

SOLAR FARM that is visible to and located within 1,000 

feet of a DWELLING or residential DISTRICT.  However, 

the visual screen shall not be required if the PV SOLAR 

FARM is not visible to a DWELLING or residential 

DISTRICT by virtue of the existing topography. 

   

(2)    The visual screen shall be waived if the owner(s) of a 

relevant DWELLING(S) have agreed in writing to waive the 
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screening requirement and a copy of the written waiver is 

submitted to the BOARD or GOVERNING BODY.  

 

(3)       The visual screen shall be a vegetated buffer as follows: 

 

(a)        A vegetated visual screen buffer shall include a 

continuous line of evergreen foliage and/ or any 

existing wooded area and/ or tallgrass prairie plantings 

that will conceal the PV SOLAR FARM from view 

from adjacent abutting property.  

 

(b)   Any vegetation that is part of the approved visual 

screen buffer shall be maintained in perpetuity. 

 

(c)       The continuous line of evergreen foliage shall be 

planted at a minimum height of 5 feet tall and shall be 

planted in multiple rows as required to provide a 50% 

screen within 2 years of planting. If the evergreen 

foliage below a height of 7 feet disappears over time, 

the screening shall be replaced. 

 

(d) A tallgrass prairie planting may be used as a visual 

screen buffer for any PV module installation that is no 

more than 8 feet tall and the planting shall be at least 

10 feet wide and shall be planted and maintained per 

the recommendations of the Natural Resources 

Conservation Service.    

 

(e)       Any vegetated screen buffer shall be detailed in a 

landscape plan drawing that shall be included with the 

PV SOLAR FARM SPECIAL USE permit application.   

 

N.    Standard Condition to Minimize Glare 

 

1.    The design and construction of the PV SOLAR FARM shall minimize glare 

that may affect adjacent properties and the application shall include an 

explanation of how glare will be minimized. 

 

2.   After construction of the PV SOLAR FARM the Zoning Administrator shall 

take appropriate enforcement action as necessary to investigate complaints 

of glare in order to determine the validity of the complaints and take any 

additional enforcement action as proves warranted to stop any significant 

glare that is occurring, including but not limited to the following: 

 

(a) The Zoning Administrator shall make the Environment and Land 

Use Committee aware of complaints about glare that have been 

received by the Complaint Hotline. 
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(b)  If the Environment and Land Use Committee determines that the 

glare is excessive, the Environment and Land Use Committee shall 

require the Owner or Operator to take reasonable steps to mitigate 

the excessive glare such as the installation of additional screening. 

  

O. Standard Condition for Liability Insurance 

   

1. The Owner or Operator of the PV SOLAR FARM shall maintain a current 

general liability policy covering bodily injury and property damage with 

minimum limits of a least $5 million per occurrence and $5 million in the 

aggregate.   

 

2. The general liability policy shall identify landowners in the SPECIAL USE 

permit as additional insured. 

 

P. Operational Standard Conditions 

 

  1. Maintenance 

 

(a) The Owner or Operator of the PV SOLAR FARM must submit, on 

an annual basis, a summary of the operation and maintenance reports 

to the Environment and Land Use Committee and any other 

operation and maintenance reports as the Environment and Land Use 

Committee reasonably requests. 

 

(b) Any physical modification to the PV SOLAR FARM that increases 

the number of solar conversion devices or structures and/ or the land 

area occupied by the PV SOLAR FARM shall require a new County 

Board SPECIAL USE Permit. Like-kind replacements shall not 

require re-certification nor will replacement of transformers, cabling, 

etc. provided replacement is done in a fashion similar to the original 

installation.  

 

(c)       The Application shall explain methods and materials used to clean 

the PV SOLAR FARM equipment including an estimation of the 

daily and annual gallons of water used and the source of the water 

and the management of wastewater.  The BOARD may request 

copies of well records from the Illinois State Water Survey and may 

require an estimate by a qualified hydrogeologist of the likely impact 

on adjacent waterwells.  

 

  2. Materials Handling, Storage and Disposal 

 

(a) All solid wastes related to the construction, operation and maintenance 

of the PV SOLAR FARM shall be removed from the site promptly and 

disposed of in accordance with all federal, state and local laws. 
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(b) All hazardous materials related to the construction, operation and 

maintenance of the PV SOLAR FARM shall be handled, stored, 

transported and disposed of in accordance with all applicable local, 

state and federal laws. 

 

3.  Vegetation management 

 

(a)        The PV SOLAR FARM SPECIAL USE permit application shall 

include a weed control plan for the total area of the SPECIAL USE 

permit including areas both inside of and outside of the perimeter 

fencing.  

 

(b)       The weed control plan shall ensure the control and/ or eradication of 

NOXIOUS WEEDS consistent with the Illinois Noxious Weed Law 

(505 ILCS 100/1 et seq.)  

 

(c)    The weed control plan shall be explained in the application.   

  

Q. Standard Condition for Decommissioning Plan and Site Reclamation Plan 

 

1.  The Applicant shall submit a signed site reclamation plan conforming to the 

requirements of paragraph 6.1.1 A.  

 

2.  In addition to the purposes listed in subparagraph 6.1.1 A.4. the reclamation 

plan shall also include provisions for anticipated repairs to any public 

STREET used for the purpose of reclamation of the PV SOLAR FARM and 

all costs related to removal of access driveways. 

 

3. The site reclamation plan required in paragraph 6.1.1 A. shall also include 

the following: 

 

(a)   A stipulation that the applicant shall notify the GOVERNING 

BODY by certified mail of the commencement of voluntary or 

involuntary bankruptcy proceeding, naming the applicant as debtor, 

within ten days of commencement of the proceeding. 

 

(b)       A stipulation that the applicant shall agree that the sale, assignment 

in fact or law, or such other transfer of applicant’s financial interest 

in the PV SOLAR FARM shall in no way affect or change 

applicant’s obligation to continue to comply with the terms of this 

plan.  Any successor or assignee shall assume the terms, covenants, 

and obligations of this plan and agrees to assume all reclamation 

liability and responsibility for the PV SOLAR FARM. 

 

(c)       Authorization for the GOVERNING BODY and its authorized 

representatives for right of entry onto the PV SOLAR FARM 
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premises for the purpose of inspecting the methods of reclamation or 

for performing actual reclamation if necessary. 

 

(d)      A stipulation that at such time as decommissioning takes place the 

applicant or its successors in interest are required to enter into a 

Roadway Use and Repair Agreement with the relevant highway 

authority. 

 

(e)        A stipulation that the Applicant shall provide evidence of any new, 

additional, or substitute financing or security agreement to the Zoning 

Administrator throughout the operating lifetime of the project.  

 

(f)        A stipulation that the Applicant shall be obliged to perform the work 

in the site reclamation plan before abandoning the PV SOLAR 

FARM or prior to ceasing production of electricity from the PV 

SOLAR FARM, after it has begun, other than in the ordinary course 

of business.  This obligation shall be independent of the obligation to 

pay financial assurance, and shall not be limited by the amount of 

financial assurance.  The obligation to perform the reclamation work 

shall constitute a covenant running with the land  

 

(g)       The site reclamation plan shall provide for payment of any associated 

costs that Champaign County may incur in the event that 

decommissioning is actually required.  Associated costs include all 

administrative and ancillary costs associated with drawing upon the 

financial assurance and performing the reclamation work and shall 

include but not be limited to attorney’s fees; construction 

management and other professional service fees; and the costs of 

preparing request for proposals and bidding documents required to 

comply with state law or Champaign County purchasing policies.  

 

(h)       The depth of removal of foundation concrete below ground shall be a 

minimum of 54 inches.  The depth of removal of foundation concrete 

shall be certified in writing by an Illinois Licensed Professional 

Engineer and the certification shall be submitted to the Zoning 

Administrator. 

 

(i)        Underground electrical cables at a depth of 5 feet or greater may be 

left in place. 

 

(j) The hole resulting from the removal of foundation concrete during 

decommissioning shall be backfilled as follows: 

 

(1)       The excavation resulting from the removal of foundation 

concrete shall only be backfilled with subsoil and topsoil in 

similar depths and similar types as existed at the time of the 

original PV SOLAR FARM construction except that a lesser 
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quality topsoil or a combination of a lesser quality topsoil 

and a subsoil that is similar to the native subsoil may be used 

at depths corresponding to the native subsoil but not less than 

12 inches below grade.    

 

(2)       The native soils excavated at the time of the original PV 

SOLAR FARM construction may be used to backfill the 

concrete foundation excavations at the time of 

decommissioning provided that the soils are adequately 

stored throughout the operating lifetime of the PV SOLAR 

FARM.  The methods for storing the excavated native soils 

during the operating lifetime of the PV SOLAR FARM shall 

be included in the site reclamation plan. 

 

(3)        If the excavated native soils are not stored for use for 

backfilling the concrete foundation excavations, a qualified 

soil scientist or Illinois Licensed Professional Engineer shall 

certify that the actual soils used to backfill the concrete 

foundation excavations are of equal or greater quality than 

the native soils or that, in the case of subsoil, the backfill soil 

meets the requirements of this paragraph. The certification 

shall be submitted to the Zoning Administrator. 

 

(4)       An Illinois Licensed Professional Engineer shall certify in 

writing that the concrete foundation excavations have been 

backfilled with soil to such a depth and with a minimum of 

compaction that is consistent with the restoration of 

productive agricultural use such that the depth of soil is 

expected to be no less than 54 inches within one year after 

backfilling.  

 

(k) A stipulation that should the site reclamation plan be deemed invalid 

by a court of competent jurisdiction the PV SOLAR FARM 

SPECIAL USE permit shall be deemed void. 

 

(l)       A stipulation that the Applicant’s obligation to complete the site 

reclamation plan and to pay all associated costs shall be independent 

of the Applicant’s obligation to provide financial assurance. 

 

(m)      A stipulation that the liability of the Applicant’s failure to complete 

the site reclamation plan or any breach of the site reclamation plan 

requirement shall not be capped by the amount of the financial 

assurance. 

 

(n)     If the Applicant desires to remove equipment or property credited to 

the estimated salvage value without the concurrent replacement of 

the property with property of equal or greater salvage value or if the 
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Applicant installs equipment or property increasing the cost of 

decommissioning after the PV SOLAR FARM begins to produce 

electricity, at any point, the Applicant shall first obtain the consent of 

the Zoning Administrator.  If the Applicant’s lien holders remove 

equipment or property credited to the salvage value the Applicant 

shall promptly notify the Zoning Administrator. In either of these 

events the total financial assurance shall be adjusted to reflect any 

change in total salvage value and total decommissioning costs 

resulting from any such removal or installation. 

 

4.         To comply with paragraph 6.1.1 A.5., the Applicant shall provide financial 

assurance in the form of an irrevocable letter of credit and an escrow 

account as follows: 

 

(a)        At the time of Special Use Permit approval the amount of financial 

assurance to be provided for the site reclamation plan shall be 125% of 

the decommissioning cost as determined in the independent engineer’s 

cost estimate to complete the decommissioning work described in 

Sections 6.1.1 A.4.a. and 6.1.1 A.4.b. and 6.1.1 A.4.c. and shall 

otherwise comply with Section 6.1.1 A.5. 

 

(b)       Net salvage value may be deducted from decommissioning costs as 

follows: 

   

  (1)       One of the following standards shall be met: 

 

a.         The Applicant shall maintain the PV SOLAR FARM 

free and clear of liens and encumbrances, including 

financing liens and shall provide proof of the same 

prior to issuance of the SPECIAL USE Permit; or 

 

b.         The Applicant shall deduct from the salvage value 

credit the amount of any lien or encumbrance on the 

PV SOLAR FARM; or  

 

c.         Any and all financing and/or financial security 

agreements entered into by the Applicant shall 

expressly provide that the agreements are subject to 

the covenant required by Section 6.1.1. A.2 that the 

reclamation work be done.   

 

(2)       The Applicant shall provide proof of compliance with paragraph 

6.1.5 Q.4.(b)(1) prior to issuance of any Zoning Use Permit and 

upon every renewal of the financial assurance and at any other 

time upon the request of the Zoning Administrator. 
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(3)       The Applicant shall provide in the site reclamation plan for 

legal transfer of the STRUCTURE to the demolisher to pay 

the costs of reclamation work, should the reclamation work 

be performed. 

 

(4)       The net estimated salvage value that is deducted from the 

estimated decommissioning costs shall be the salvage value 

that results after all related costs for demolition and any 

required preparation for transportation for reuse or recycling 

or for simple disposal and other similar costs including but 

not limited to the decommissioning of the PV SOLAR 

FARM STRUCTURES, equipment, and access roads.  

 

(5)       Estimated salvage value shall be based on the average salvage 

price of the past five years as published in a reputable source 

for salvage values and shall reflect sound engineering 

judgment as to anticipated changes in salvage prices prior to 

the next update of estimated net salvage value. 

 

(6)       The deduction from the estimated decommissioning costs for 

net estimated salvage value shall be capped at 70% of the 

total net estimated salvage value even though the total actual 

salvage value shall be available in the event that 

decommissioning is actually required. 

 

(7)       The total financial assurance after deduction of the net estimated 

salvage value shall not be less than $1,000 per acre. 

 

(8)       The credit for net estimated salvage value attributable to any 

PV SOLAR FARM may not exceed the estimated cost of 

removal of the above-ground portion of that PV SOLAR 

FARM on the subject site. 

 

(c)       The GOVERNING BODY has the right to require multiple letters of 

credit based on the regulations governing federal insurance for deposits.   

 

(d)     The Applicant shall adjust the amount of the financial assurance to 

ensure that it reflects current and accurate information as follows: 

 

 (1)       At least once every three years for the first 12 years of the 

 financial assurance and at least once every two years thereafter 

 the Applicant shall use an independent Illinois Licensed 

 Professional Engineer to provide updated estimates of 

 decommissioning costs and salvage value, by including any 

 changes due to inflation and/or change in salvage price. The 

 Applicant shall, upon receipt, provide a copy of the adjusted 

 Professional Engineer’s report to the Zoning Administrator. 
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(2)  At all times the total combined value of the irrevocable letter of 

credit and the escrow account shall equal or exceed the amount 

of the independent engineer’s cost estimate as increased by 

known and documented rates of inflation based on the Consumer 

Price Index since the PV SOLAR FARM was approved.   

 

(e)  The applicant or PV SOLAR FARM owner shall gradually pay 

down the value of the irrevocable letter of credit by placing cash 

deposits in an escrow account in equal annual installments over the 

first 13 years of the PV SOLAR FARM operation as follows: 

 

(1)  The applicant or PV SOLAR FARM owner and the 

GOVERNING BODY shall agree on a mutually acceptable 

financial institution at which an escrow account shall be 

established.  

 

(2)  The GOVERNING BODY shall be the beneficiary of the 

escrow account for the purpose of the reclamation of the PV 

SOLAR FARM in the event that the PV SOLAR FARM owner 

is incapable of decommissioning the PV SOLAR FARM. 

 

(3)  The applicant or PV SOLAR FARM owner shall grant 

perfected security in the escrow account by use of a control 

agreement establishing the County as an owner of record, 

pursuant to the Secured Transactions Article of the Uniform 

Commercial Code, 810 ILCS 9/101 et seq. 

 

(4) The applicant or PV SOLAR FARM owner shall make 

annual deposits to the escrow account over a 12 year period 

and shall simultaneously provide a replacement irrevocable 

letter of credit that is reduced accordingly.   

 

(5)  At all times the total combined value of the irrevocable letter 

of credit and the escrow account shall be increased annually as 

necessary to reflect actual rates of inflation over the life span 

of the PV SOLAR FARM and the amount shall be equal to or 

exceed 125% of the amount of the independent engineer’s 

cost estimate as increased by known and documented rates of 

inflation since the PV SOLAR FARM was approved;  

 

(6)  Any interest accrued on the escrow account that is over and 

above the total value required by subparagraph 6.1.5 Q.4.(b)(4) 

shall go to the PV SOLAR FARM owner. 

 

(7) In order to provide funding for decommissioning at the time of 

decommissioning, the PV SOLAR FARM applicant or PV 

Case 895-AT-18, ZBA 03/29/18, Supp Memo 5 Attachment J Page 26 of 33



Attachment J. Revised Proposed Amendment - Clean 

March 22, 2018 

 

A-27 

 

SOLAR FARM owner may exchange a new irrevocable letter 

of credit in an amount equal to the amount in the escrow 

account in exchange for the GOVERNING BODY agreeing to 

a release of the full amount of the escrow account.   

 

(f)        Should the salvage value of components be adjusted downward or the 

decommissioning costs adjusted upward pursuant to paragraph 6.1.5 

Q.4.(d), the amount to be placed in the escrow account pursuant to this 

paragraph 6.1.5. Q.4. shall be increased to reflect the adjustment, as if 

the adjusted estimate were the initial estimate. 

 

(g)       Any financial assurance required per the Agricultural Impact 

Mitigation Agreement with the Illinois Department of Agriculture as 

required by paragraph 6.1.5 R. shall count towards the total financial 

assurance required for compliance with paragraph 6.1.1 A.5. 

 

(h) Unless the Governing Body approves otherwise, the Champaign 

County State’s Attorney’s Office shall review and approve every 

Letter of Credit and every agreement regarding the Escrow Account 

prior to formal acceptance by the Zoning Administrator. 

 

5.         In addition to the conditions listed in subparagraph 6.1.1 A.9. the Zoning 

Administrator may also draw on the funds for the following reasons: 

 

(a) In the event that any PV SOLAR FARM or component thereof 

ceases to be functional for more than six consecutive months after it 

starts producing electricity and the Owner is not diligently repairing 

such PV SOLAR FARM or component. 

 

(b)  In the event that the Owner declares the PV SOLAR FARM any PV 

SOLAR FARM component to be functionally obsolete for tax purposes. 

 

(c)       There is a delay in the construction of any PV SOLAR FARM of more 

than 6 months after construction on that PV SOLAR FARM begins. 

 

(d) Any PV SOLAR FARM or component thereof that appears in a state 

of disrepair or imminent collapse and/or creates an imminent threat 

to the health or safety of the public or any person. 

 

(e)        Any PV SOLAR FARM or component thereof is otherwise derelict 

for a period of 6 months. 

 

(f) The PV SOLAR FARM is in violation of the terms of the PV SOLAR 

FARM SPECIAL USE permit for a period exceeding ninety (90) days. 
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(g)       The Applicant has failed to maintain financial assurance in the form 

and amount required by the special use permit or compromised the 

COUNTY’s interest in the site reclamation plan. 

 

(h)  The COUNTY discovers any material misstatement of fact or 

misleading omission of fact made by the Applicant in the course of 

the special use permit zoning case. 

 

(i) The Applicant has either failed to receive a copy of the certification 

of design compliance required by paragraph 6.1.5 D. or failed to 

submit it to the County within 12 consecutive months of receiving a 

Zoning Use Permit regardless of the efforts of the Applicant to 

obtain such certification. 

 

6.  The Zoning Administrator may, but is not required to, deem the PV SOLAR 

FARM abandoned, or the standards set forth in Section 6.1.5 P.5. met, with 

respect to some, but not all, of the PV SOLAR FARM.  In that event, the 

Zoning Administrator may draw upon the financial assurance to perform the 

reclamation work as to that portion of the PV SOLAR FARM only.  Upon 

completion of that reclamation work, the salvage value and reclamation 

costs shall be recalculated as to the remaining PV SOLAR FARM. 

 

7. The Site Reclamation Plan shall be included as a condition of approval by 

the BOARD and the signed and executed irrevocable letter of credit and 

evidence of the escrow account must be submitted to the Zoning 

Administrator prior to any Zoning Use Permit approval. 

 

R.  Agricultural Impact Mitigation Agreement with the Illinois Department of 

Agriculture. 

 

1.    The Applicant shall enter into an Agricultural Impact Mitigation Agreement 

with the Illinois Department of Agriculture. 

 

2.         The Applicant shall bear full responsibility for coordinating any special 

conditions required in the SPECIAL USE Permit in order to ensure 

compliance with the signed Agricultural Impact Mitigation Agreement with 

the Illinois Department of Agriculture.   

 

3.  All requirements of the signed Agricultural Impact Mitigation Agreement 

with the Illinois Department of Agriculture shall become requirements of 

the County Board SPECIAL USE Permit.   

 

4.    Champaign County shall have the right to enforce all requirements of the 

signed Agricultural Impact Mitigation Agreement with the Illinois 

Department of Agriculture 
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S. Complaint Hotline 

 

1. Prior to the commencement of construction on the PV SOLAR FARM and 

during the entire term of the County Board SPECIAL USE permit and any 

extension, the Applicant and Owner shall establish a telephone number 

hotline for the general public to call with any complaints or questions.  

 

2. The telephone number hotline shall be publicized and posted at the 

operations and maintenance center and the construction marshalling yard.  

  

3. The telephone number hotline shall be manned during usual business hours 

and shall be an answering recording service during other hours. 

 

4. Each complaint call to the telephone number hotline shall be logged and 

identify the name and address of the caller and the reason for the call.   

 

5.  All calls shall be recorded and the recording shall be saved for transcription 

for a minimum of two years. 

 

6.  A copy of the telephone number hotline shall be provided to the Zoning 

Administrator on a monthly basis. 

 

7.  The Applicant and Owner shall take necessary actions to resolve all 

legitimate complaints. 

 

T.  Standard Condition for Expiration of PV SOLAR FARM County Board SPECIAL 

USE Permit 

 

A PV SOLAR FARM County Board SPECIAL USE Permit designation shall 

expire in 10 years if no Zoning Use Permit is granted. 

U. Application Requirements 

 

1. In addition to all other information required on the SPECIAL USE Permit 

application and required by Section 9.1.11 A.2. the application shall contain 

or be accompanied by the following information: 

 

(a) A PV SOLAR FARM Project Summary, including, to the extent 

available:  

 

(1)  A general description of the project, including its approximate 

DC and AC generating capacity; the maximum number and type 

of solar devices; the potential equipment manufacturer(s). 

 

(2)  The specific proposed location of the PV SOLAR FARM 

including all tax parcels on which the PV SOLAR FARM 

will be constructed. 
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(3)  The specific proposed location of all tax parcels required to 

be included in the PV SOLAR FARM County Board 

SPECIAL USE Permit. 

 

(4)  A description of the Applicant; Owner and Operator, 

including their respective business structures. 

 

(b) The name(s), address(es), and phone number(s) of the Applicant(s), 

Owner and Operator, and all property owner(s) for the PV SOLAR 

FARM County Board SPECIAL USE permit. 

 

(c) A site plan for the SOLAR FARM indicating the following: 

 

(1)  The approximate planned location of all PV SOLAR FARM 

STRUCTURES, property lines (including identification of 

adjoining properties), required separations, public access roads 

and turnout locations, access driveways, solar devices, electrical 

inverter(s), electrical transformer(s), cabling, switching station, 

electrical cabling from the PV SOLAR FARM to the 

Substations(s), ancillary equipment, screening and fencing, third 

party transmission lines, meteorological station, maintenance and 

management facilities, and layout of all structures within the 

geographical boundaries of any applicable setback.   

 

(2)  The site plan shall clearly indicate the area of the proposed 

PV SOLAR FARM County Board SPECIAL USE Permit as 

required by subparagraph 6.1.5 A.1. 

 

(3)   The location of all below-ground wiring.  

 

(4)   The location, height, and appearance of all above-ground 

wiring and wiring structures. 

 

(5)  The separation of all PV SOLAR FARM structures from 

adjacent DWELLINGS and/ or PRINCIPAL BUILDINGS or 

uses shall be dimensioned on the approved site plan and that 

dimension shall establish the effective minimum separation that 

shall be required for any Zoning Use Permit.  Greater separation 

and somewhat different locations may be provided in the 

approved site plan for the Zoning Use Permit provided that that 

the greater separation does not increase the noise impacts and 

/or glare that were approved in the PV SOLAR FARM County 

Board SPECIAL USE Permit. PV SOLAR FARM structures 

includes substations, third party transmission lines, maintenance 

and management facilities, or other significant structures. 
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(d) All other required studies, reports, certifications, and approvals 

demonstrating compliance with the provisions of this Ordinance.  

 

2. The Applicant shall notify the COUNTY of any changes to the information 

provided above that occurs while the County Board SPECIAL USE permit 

application is pending. 

 

3.         The Applicant shall include a copy of the signed Agricultural Impact 

Mitigation Agreement with the Illinois Department of Agriculture with the 

Zoning Use Permit Application to authorize construction.  

 

9. Add the following paragraph 9.3.1 J. for Zoning Use Permit fee: 

 

J. PV SOLAR FARM with not more than 7.5 megawatt nameplate rating....,..

 $1,800 per megawatt (includes COMMUNITY PV SOLAR FARM) 

 

PV SOLAR FARM with nameplate rating of more than 7.5 megawatts…… 

 $13,500 plus $1,260 for each megawatt more than 7.5 megawatts 

 

10. Revise subsection 9.3.3 as follows:     

 

 9.3.3 Zoning Case Filing Fees 
 

  A. General Provisions 

 

 1. No zoning case filing shall be accepted until the filing fee has been 

paid. 

 

 2. No zoning case filing fee shall be waived unless the Zoning 

Administrator determines that the petition is the only means 

reasonably available to bring a property into compliance with the 

provisions of this ordinance and the non-compliance is due solely to 

staff error. 

 

 3. No zoning case filing fee shall be refunded after required legal notice 

has been made by mail or publication unless the Zoning Administrator 

determines such filing to have been based solely upon staff error. 

 

 4. No amendment to any petition which requires new legal notice shall 

be considered until an amended petition fee has been received unless 

the Zoning Administrator determines such amendment to be required 

due solely to staff error. 

 

 5.  The fee for SPECIAL USE permits shall be determined based on the 

larger of the following (except for County Board WIND FARM or 

PV SOLAR FARM SPECIAL USE Permits): 
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(a)  the area of farmland taken out of production as a result of the 

SPECIAL USE; or 

 

(b)  when farmland will not be taken out of production as a result 

of the SPECIAL USE, the land area taken up by the existing 

STRUCTURES and all proposed CONSTRUCTION proposed 

in the SPECIAL USE application. 

 

 6.  When some combination of VARIANCE, SPECIAL USE and Map 

Amendment cases is required simultaneously for the same property, 

the total filing fee shall include the following (except for County 

Board WIND FARM or PV SOLAR FARM Special Use Permits): 

 

(a)  The standard fee for the most expensive individual zoning 

case; and 

 

(b)  one-half of the standard fee for any other required VARIANCE, 

SPECIAL USE, or Map Amendment provided that 

 

(c)  no additional fees shall be included for multiple zoning cases 

of the same type that can be advertised in the same legal 

advertisement. 

 

  B.  Fees 

 

   1.  VARIANCES 

 

(a)  ADMINISTRATIVE VARIANCES $100 

 

(b)  Minor or Major VARIANCES $200 

 

 2  SPECIAL USE permits and Map Amendments (except for County 

Board WIND FARM or PV SOLAR FARM Special Use Permit)  

 

(a)      Two acres or less and Base Fee for larger areas ...............$400 

 

(b)  More than two acres but no more than 12 acres  .......  add $40 

per acre to Base Fee for each acre over two acres 

 

(c) More than 12 acres add $10 per acre for each acre over 12 

acres and add to fees in a. and b. above 

 

3. Appeals and Interpretations..........................................................$200 

 

4.  Change of Nonconforming Use ....................................................$100 

 

5.  Amendment to Petitions (requiring new legal notice) ..................$100 
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   6.  County Board WIND FARM Special Use Permit............ $20,000 or 

     $440 per WIND FARM TURBINE TOWER, 

whichever is greater 

 

7.    BIG WIND TURBINE TOWER SPECIAL USE Permit per BIG 

WIND TURBINE TOWER…………………………………$3,300 

 

8.  County Board PV SOLAR FARM Special Use Permit  

       

PV SOLAR FARM with not more than 7.5 megawatt 

nameplate rating…………….$1,320 per megawatt 

(includes COMMUNITY PV SOLAR FARM) 

 

PV SOLAR FARM with nameplate rating of more 

than 7.5 megawatts to 112.5 megawatts……..$9,240 

plus $102 for each megawatt more than 7.5 megawatts 

and up to 112.5 megawatts 

 

PV SOLAR FARM with more than 112.5 megawatt 

nameplate rating……………. $180 per megawatt 

over 112.5 megawatts 
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Revise 6.1.5 PQ. 4. , 5. 7. as follows (6.1.5PQ. 6. included for continuity): 

 

4.         To comply with paragraph 6.1.1A.5., the Applicant shall provide financial 

assurance in the form of an irrevocable letter of credit and an escrow 

account as follows: 

(a)        At the time of Special Use Permit approval, the amount of 

financial assurance to be provided for the site reclamation 

plan shall be 150125% of the decommissioning cost as 

determined in the independent engineer’s cost estimate to 

complete the decommissioning work described in Sections 

6.1.1A.4.a. and 6.1.1A.4.b. and 6.1.1A.4.c. and shall 

otherwise be compliant with Section 6.1.1.A.5. except that 

if the SOLAR PV modules have an unlimited warranty of 

at least 10 years and also have a limited power warranty to 

provide not less not than 80% nominal power output up to 

25 years and proof of that warranty is provided at the time 

of Zoning Use Permit approval, financial assurance may be 

provided for the site reclamation plan as follows: 

 

(1)    No Zoning Use Permit to authorize construction of 

the SOLAR FARM shall be authorized by the 

Zoning Administrator until the SOLAR FARM 

owner shall provide the County with Financial 

Assurance to cover 12.5% of the decommissioning 

cost as determined in the independent engineer’s 

cost estimate to complete the decommissioning 

work described in Sections 6.1.1A.4.a. and 

6.1.1A.4.b. and 6.1.1A.4.c. and otherwise compliant 

with Section 6.1.1.A.5. 

 
(2)    On or before the sixth anniversary of the 

Commercial Operation Date, the SOLAR FARM 

Owner shall provide the County with Financial 

Assurance to cover 62.5% of the decommissioning 

cost as determined in the independent engineer’s 

cost estimate to complete the decommissioning 

work described in Sections 6.1.1A.4.a. and 

6.1.1A.4.b. and 6.1.1A.4.c. and otherwise compliant 

with Section 6.1.1.A.5. 

  

(3)    On or before the eleventh anniversary of the 

Commercial Operation Date, the SOLAR FARM 

Owner shall provide the County with Financial 

Assurance to cover 125% of the decommissioning 

cost as determined in the independent engineer’s 
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cost estimate to complete the decommissioning 

work described in Sections 6.1.1A.4.a. and 

6.1.1A.4.b. and 6.1.1A.4.c. and otherwise compliant 

with Section 6.1.1A.5. 

 

(b)       Net salvage value may be deducted from decommissioning costs as 

follows: 

  (1)       One of the following standards shall be met: 

i.          The Applicant shall maintain the SOLAR FARM 

free and clear of liens and encumbrances, including 

financing liens and shall provide proof of the same 

prior to issuance of the SPECIAL USE Permit; or 

 

ii.         The Applicant shall deduct from the salvage value 

credit the amount of any lien or encumbrance on the 

SOLAR FARM; or  

 

iii.        Any and all financing and/or financial security 

agreements entered into by the Applicant shall 

expressly provide that the agreements are subject to 

the covenant required by Section 6.1.1.A.2 that the 

reclamation work be done.   

 

(2)       The Applicant shall provide proof of compliance with 

paragraph 6.1.5PQ.4.(b)(1) prior to issuance of any Zoning 

Use Permit and upon every renewal of the financial 

assurance and at any other time upon the request of the 

Zoning Administrator.   

 

(3)       The Applicant shall provide in the site reclamation plan for 

legal transfer of the STRUCTURE to the demolisher to pay 

the costs of reclamation work, should the reclamation work 

be performed. 

 

(4)       The net estimated salvage value that is deducted from the 

estimated decommissioning costs shall be the salvage value 

that results after all related costs for demolition and any 

required preparation for transportation for reuse or 

recycling or for simple disposal and other similar costs 

including but not limited to the decommissioning of the 

SOLAR FARM STRUCTURES, equipment, and access 

roads.  

 

(5)       Estimated salvage value shall be based on the average 

salvage price of the past five years as published in a 

reputable source for salvage values and shall reflect sound 
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engineering judgment as to anticipated changes in salvage 

prices prior to the next update of estimated net salvage 

value. 

 

(6)       The deduction from the estimated decommissioning costs 

for net estimated salvage value shall be capped at 70% of 

the total net estimated salvage value even though the total 

actual salvage value shall be available in the event that 

decommissioning is actually required. 

 

(7)       The total financial assurance after deduction of the net 

estimated salvage value shall not be less than $1,000 per acre. 

 

(8)       The credit for net estimated salvage value attributable to 

any SOLAR FARM may not exceed the estimated cost of 

removal of the above-ground portion of that SOLAR 

FARM on the subject site. 

 

(c)       The GOVERNING BODY has the right to require multiple letters 

of credit based on the regulations governing federal insurance for 

deposits.   

 

 (d)     The Applicant shall adjust the amount of the financial assurance to 

ensure that it reflects current and accurate information as follows: 

(1)       At least once every three years for the first 12 years of the 

financial assurance and at least once every two years 

thereafter or, if the SOLAR PV modules have an unlimited 

warranty of at least 10 years and also have a limited power 

warranty to provide not less not than 80% nominal power 

output up to 25 years and proof of that warranty is provided 

at the time of Zoning Use Permit approval, then at least 

once every five years for the first 25 years of the financial 

assurance and at least once every two years thereafter, the 

Applicant shall use an independent Illinois Licensed 

Professional Engineer to provide updated estimates of 

decommissioning costs and salvage value, by including any 

changes due to inflation and/or change in salvage price. 

The Applicant shall, upon receipt, provide a copy of the 

adjusted Professional Engineer’s report to the Zoning 

Administrator. 

 

(2)  At all times, the total combined value of the irrevocable 

letter of credit and the escrow account shall equal or exceed 

the amount of the independent engineer’s cost estimate as 

increased by known and documented rates of inflation 
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based on the Consumer Price Index since the SOLAR 

FARM was approved. 

 

(e)  The applicant or PV SOLAR FARM owner shall gradually pay 

down the value of the irrevocable letter of credit by placing cash 

deposits in an escrow account in equal annual installments over the 

first 13 years of the PV SOLAR FARM operation except that if the 

SOLAR PV modules have an unlimited warranty of at least 10 

years and also have a limited power warranty to provide not less 

not than 80% nominal power output up to 25 years and proof of 

that warranty is provided at the time of Zoning Use Permit 

approval, the applicant or SOLAR FARM owner may gradually 

pay down the value of the irrevocable letter of credit by placing 

cash deposits in an escrow account in equal annual installments 

over the 20th through the 25th years of the SOLAR FARM 

operation, as follows: 

(1)  The applicant or PV SOLAR FARM owner and the 

GOVERNING BODY shall agree on a mutually acceptable 

financial institution at which an escrow account shall be 

established.  

 

(2)  The GOVERNING BODY shall be the beneficiary of the 

escrow account for the purpose of the reclamation of the PV 

SOLAR FARM in the event that the PV SOLAR FARM 

owner is incapable of decommissioning the SOLAR FARM. 

 

(3)  The applicant or SOLAR FARM owner shall grant 

perfected security in the escrow account by use of a control 

agreement establishing the County as an owner of record, 

pursuant to the Secured Transactions Article of the 

Uniform Commercial Code, 810 ILCS 9/101 et seq. 

 

(4) The applicant or SOLAR FARM owner shall make equal 

annual deposits to the escrow account over a 12 time period 

as required in Section 6.1.5Q.4.(e) and shall simultaneously 

provide a replacement irrevocable letter of credit that is 

reduced accordingly.   

 

(5)  At all times the total combined value of the irrevocable 

letter of credit and the escrow account shall be increased 

annually as necessary to reflect actual rates of inflation 

over the life span of the SOLAR FARM and the amount 

shall be equal to or exceed 150125% of the amount of the 

independent engineer’s cost estimate as increased by 

known and documented rates of inflation since the SOLAR 

FARM was approved. 
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(6)  Any interest accrued on the escrow account that is over and 

above the total value required by subparagraph 6.1.5PQ.4. 

(b)(4) shall go to the SOLAR FARM owner. 

 

(7) In order to provide funding for decommissioning at the time 

of decommissioning, the SOLAR FARM applicant or SOLAR 

FARM owner may exchange a new irrevocable letter of credit 

in an amount equal to the amount in the escrow account in 

exchange for the GOVERNING BODY agreeing to a release 

of the full amount of the escrow account.   

 

(f)       Should the salvage value of components be adjusted downward or 

the decommissioning costs adjusted upward pursuant to paragraph 

6.1.5PQ.4.(d), the amount to be placed in the escrow account 

pursuant to this paragraph 6.1.5.P.4. shall be increased to reflect the 

adjustment, as if the adjusted estimate were the initial estimate. 

 

(g)       Any financial assurance required per the Agricultural Impact 

Mitigation Agreement with the Illinois Department of Agriculture 

as required by paragraph 6.1.5 Q. shall count towards the total 

financial assurance required for compliance with paragraph 

6.1.1A.5. 

 

(h)    Unless the Governing Body approves otherwise, the Champaign 

County State’s Attorney’s Office shall review and approve every 

Letter of Credit and every agreement regarding the Escrow 

Account prior to acceptance by the Zoning Administrator. 

 

5.         In addition to the conditions listed in subparagraph 6.1.1A.9. the Zoning 

Administrator may also draw on the funds for the following reasons: 

 

(a) In the event that any SOLAR FARM or component thereof ceases 

to be functional for more than six consecutive months after it starts 

producing electricity and the Owner is not diligently repairing such 

SOLAR FARM or component. 

 

(b)  In the event that the Owner declares the SOLAR FARM or any 

SOLAR FARM component to be functionally obsolete for tax 

purposes. 

 

(c)       There is a delay in the construction of any SOLAR FARM of more 

than 6 months after construction on that SOLAR FARM begins. 
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(d) Any SOLAR FARM or component thereof that appears in a state 

of disrepair or imminent collapse and/or creates an imminent threat 

to the health or safety of the public or any person. 

 

(e)        Any SOLAR FARM or component thereof is otherwise derelict 

for a period of 6 months. 

 

(f) The SOLAR FARM is in violation of the terms of the SOLAR FARM 

SPECIAL USE permit for a period exceeding ninety (90) days. 

 

(g)       The Applicant has failed to maintain financial assurance in the form 

and amount required by the special use permit or compromised the 

COUNTY’s interest in the site reclamation plan. 

 

(h)  The COUNTY discovers any material misstatement of fact or 

misleading omission of fact made by the Applicant in the course of 

the special use permit zoning case. 

 

(i) The Applicant has either failed to receive a copy of the certification 

of design compliance required by paragraph 6.1.5D. or failed to 

submit it to the County within 12 consecutive months of receiving a 

Zoning Use Permit regardless of the efforts of the Applicant to 

obtain such certification. 

 

6.  The Zoning Administrator may, but is not required to, deem the SOLAR 

FARM abandoned, or the standards set forth in Section 6.1.5.P.5. met, 

with respect to some, but not all, of the SOLAR FARM.  In that event, the 

Zoning Administrator may draw upon the financial assurance to perform 

the reclamation work as to that portion of the SOLAR FARM only.  Upon 

completion of that reclamation work, the salvage value and reclamation 

costs shall be recalculated as to the remaining SOLAR FARM. 

 

7. The Site Reclamation Plan shall be included as a condition of approval by 

the BOARD and the signed and executed irrevocable letter of credit and 

evidence of the escrow account must be submitted to the Zoning 

Administrator prior to any Zoning Use Permit approval. 
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Site Reclamation and 

Decommissioning 
Parameter 

REVISED 
Proposed Champaign County  

Solar Farm Requirement 

State of Illinois Dept. of Agriculture  
Agricultural Impact Mitigation Agreement 

(AIMA) 
For Commercial Wind Energy Facility 

BayWa Proposal 

When is 
decommissioning plan 
required 

As part of the Special Use Permit 
application and included in Special 
Use Permit approval  
 
(Sec. 6.1.1A.1.) 

A Deconstruction Plan shall be filed with the 
county during the permit process and a 
second Deconstruction Plan shall be filed 
with the county on or before the end of the 
10th year of commercial operation  
 
(Sec. 21.C) 

Binding agreement to enter into a 
decommissioning plan required at 
time of Special Use Permit 
approval but decommissioning 
plan not required until 15th year of 
operation  
(letter dated 3/13/18) 

Value of required 
financial assurance to 
pay for decommissioning 

150 125% of estimated 
decommissioning cost; 
however, the full amount is required 
at different times depending upon the 
quality of the PV modules (see below) 
 
(Sec. 6.1.5P.4.(a) 

100% of estimated deconstruction cost 
required eventually- see below 

Not specified but presumably 
100% 

When is financial 
assurance required 
 

Prior to issuance of Zoning Use 
Permit approval EXCEPT if the 
SOLAR PV panels have an unlimited 
warranty of at least 10 years and also 
have a limited power warranty to 
provide not less not than 80% 
nominal power output up to 25 years 
financial assurance may be provided 
as follows: 
▪   12.5% of est. decommissioning 

cost required at the time of Zoning 
Use Permit approval 

▪   62.5% of est. decommissioning 
cost required on or before sixth 
anniversary of operation 

▪   125% of est. decommissioning cost 
required by the eleventh 
anniversary of operation 

 
(Sec. 6.1.1A.5. and revised 
6.1.5P.4.(a)) 
 
 

Financial assurance required in phases 
over first 11 years of operation: 
▪   10% of estimated deconstruction cost 

required on or before first anniversary of 
operation 

▪   50% of estimated deconstruction cost 
required on or before sixth anniversary 
of operation 

▪   100% of estimated deconstruction cost 
required by the eleventh anniversary of 
operation 

 
(Sec. 21.D.) 

15th year of operation 
 
(letter dated 3/13/18) 
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DRAFT    March 22, 2018 
Site Reclamation and 

Decommissioning 
Parameter 

REVISED 
Proposed Champaign County  

Solar Farm Requirement 

State of Illinois Dept. of Agriculture  
Agricultural Impact Mitigation Agreement 

(AIMA) 
For Commercial Wind Energy Facility 

BayWa Proposal 

 
Type of financial 
assurance required 

 
Letter of Credit at first and then 
converted to Escrow Account over 
first 13 years EXCEPT if the SOLAR 
PV panels have an unlimited warranty 
of at least 10 years and also have a 
limited power warranty to provide not 
less not than 80% nominal power 
output up to 25 years then the Letter 
of Credit may be converted to an 
Escrow Account over the 20th through 
the 25th years of the SOLAR FARM 
operation, 
 
(Sec. 6.1.5P.4.(d) & (e) 

 
Not specified 

 
Letter of Credit preferable  
 
(letter of 2/8/18) 

Required update of 
financial assurance 

Every 3 years for first 12 years and 
every two years thereafter or, if the 
SOLAR PV modules have an 
unlimited warranty of at least 10 years 
and also have a limited power 
warranty to provide not less not than 
80% nominal power output up to 25 
years and proof of that warranty is 
provided at the time of Zoning Use 
Permit approval, then at least once 
every five years for the first 25 years 
of the financial assurance and at least 
once every two years thereafter 
(Sec. 6.1.5P.4.(d)(2)) 

No required update but may occur on tenth 
anniversary of operation and every five 
years thereafter  
(Sec. 21.E.) 

Every three years after year 15 

NOTES 
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