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CASES 082-S-22, 083-S-22 & 084-V-22

PRELIMINARY MEMORANDUM
JANUARY 18, 2023

Petitioner: Anthony Donato, d.b.a. IAG Investments LLC

Request:
CASE 082-S-22
Authorize a data center as a Special Use Permit in the AG-2 Agriculture Zoning District.

CASE 083-S-22

Authorize a photovoltaic solar array with a total nameplate capacity of 5 megawatts
(MW), including access roads and wiring, as a second principal use as a County Board
Special Use Permit and including the following waivers of standard conditions (other
waivers may be necessary) in the AG-2 Agriculture and B-3 Highway Business Zoning
Districts:

Part A: A waiver from providing a Decommissioning and Site Reclamation Plan that
includes cost estimates prepared by an Illinois Licensed Professional Engineer prior to
consideration of the Special Use Permit by the Board, per Section 6.1.1 A.3.

Part B: A waiver from locating the PV Solar Array less than one and one-half miles
from an incorporated municipality with a zoning ordinance per Section 6.1.5 B.(2)a.

Part C: A waiver from submitting a Roadway Upgrade and Maintenance Agreement
prior to consideration of the Special Use Permit by the Board, per Section 6.1.5 G.(1).

Case 084-V-22
Authorize the following variance for the data center proposed as a Special Use Permit in
related case 082-S-22:

Part A: Authorize a variance for 2 parking spaces in lieu of the minimum required 7
parking spaces, per Section 7.4.1 C.3. of the Zoning Ordinance.

Part B: Authorize a variance for no loading berth in lieu of the minimum required 1
loading berth, per Section 7.4.1 C.5. of the Zoning Ordinance.

Location: A 21-acre tract in the Northeast Quarter of the Southeast Quarter and the
Southeast Quarter of the Northeast Quarter of Section 24, Township 20
North, Range 8 East of the Third Principal Meridian in Hensley Township
that is located west of the Road Ranger facility with an address of 4910 N
Market St, Champaign.

Site Area: 21 acres
Time Schedule for Development: As soon as possible

Prepared by: Susan Burgstrom, Senior Planner
John Hall, Zoning Administrator
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BACKGROUND

The petitioner would like to construct two principal uses on the 21-acre subject property: a 1,344
square foot Data Center and a 5-megawatt (MW) PV Solar Array. The Data Center will require a
Special Use Permit (Case 082-S-22). The PV Solar Array will require a County Board Special Use
Permit with waivers (Case 083-S-22). A variance for the Data Center is being requested for parking
and loading berths (Case 084-V-22).

The proposed Data Center requires large amounts of energy. A PV Solar Array is a use commonly
associated with Data Centers because they can provide lower cost energy. Unlike utility-scale solar
farms that sell all their energy directly to the area electrical grid, the Data Center will be the primary
consumer of the energy created by the PV Solar Array and any excess energy will be sold to the
Ameren electrical grid. Due to the size of the proposed PV Solar Array, the project is required to
comply with Sections 6.1.1 and 6.1.5 of the Zoning Ordinance related to PV Solar Farms.

EXISTING LAND USE AND ZONING
Table 1. Land Use and Zoning Summary

Direction Land Use Zoning

AG-2 Agriculture/
B-3 Highway Business

Onsite Agriculture

North Agriculture B-3 Highway Business
AG-2 Agriculture/

West Agriculture B-3 Highway Business
East Road Ranger gas station/restaurant Anqexation Agree.ment
(City of Champaign)
South Agriculture AG-2 Agriculture

EXTRATERRITORIAL JURISDICTION

The subject property is within the one and one-half mile extraterritorial jurisdiction of the City of
Champaign, a municipality with zoning. Zoned municipalities do not have protest rights in Special
Use Permit or Variance cases. Notice of the public hearing was sent to the City.

The subject property is located within Hensley Township, which has a Planning Commission.
Townships with Planning Commissions have protest rights on variance cases and are notified of such
cases.

PROPOSED SPECIAL CONDITIONS
The following special conditions are proposed for Special Use Permit Case 082-S-22:

A. The Zoning Administrator shall not issue a Zoning Compliance Certificate for
the proposed special use until the petitioner has demonstrated that the proposed
Special Use complies with the Illinois Accessibility Code.

The special condition stated above is required to ensure the following:
That the proposed Special Use meets applicable State requirements for
accessibility.
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B. The Zoning Administrator shall not authorize a Zoning Compliance Certificate
until the petitioner has demonstrated that any new or proposed exterior lighting
on the subject property will comply with the lighting requirements of Section
6.1.2.

The special condition stated above is required to ensure the following:
That the proposed use is in compliance with the Zoning Ordinance.

C. The Zoning Administrator shall not authorize a Zoning Compliance Certificate
authorizing occupancy of the proposed buildings until the Zoning Administrator
has received a certification of inspection from an Illinois Licensed Architect or
other qualified inspector certifying that the new buildings comply with the
following codes: (A) the current edition or most recent preceding edition of the
International Building Code, and (B) the current edition or most recent
preceding edition of the National Electrical Code NFPA 70.

The special condition stated above is required to ensure the following:
New commercial buildings shall be in conformance with Public Act 96-704.

The following special conditions are proposed for Special Use Permit Case 083-S-22:

A. The approved site plan consists of the following documents:
e Site Plan sheets received January 4, 2023.

The above special condition is required to ensure that:
The constructed PV SOLAR FARM is consistent with the special use
permit approval.

B. The Zoning Administrator shall not authorize a Zoning Use Permit Application
or issue a Zoning Compliance Certificate on the subject property until the
lighting specifications in Paragraph 6.1.2.A. of the Zoning Ordinance have been
met.

The special condition stated above is required to ensure the following:
That exterior lighting for the proposed Special Use meets the
requirements established for Special Uses in the Zoning Ordinance.

C. The Zoning Administrator shall not issue a Zoning Compliance Certificate for
the proposed PV SOLAR FARM until the petitioner has demonstrated that the
proposed Special Use complies with the Illinois Accessibility Code, if necessary.

The special condition stated above is necessary to ensure the following:
That the proposed Special Use meets applicable state requirements for
accessibility.

D. The Zoning Administrator shall not authorize a Zoning Use Permit until the
petitioner submits a copy of an executed Agricultural Impact Mitigation
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Agreement with the Illinois Department of Agriculture per the requirements
established in Paragraph 6.1.5 R. of the Zoning Ordinance.

The special condition stated above is required to ensure the following:
That the land affected by PV SOLAR FARM is restored to its pre-
construction capabilities.

A signed Decommissioning and Site Reclamation Plan that has been approved by
ELUC is required at the time of application for a Zoning Use Permit that
complies with Section 6.1.1 A. and Section 6.1.5 Q. of the Zoning Ordinance,
including a decommissioning cost estimate prepared by an Illinois Professional
Engineer.

The above special conditions are required to ensure that:
The Special Use Permit complies with Ordinance requirements and as
authorized by waiver.

The following submittals are required prior to the approval of any Zoning Use

Permit for a PV SOLAR FARM:

1. Documentation of the solar module’s unlimited 10-year warranty and the
25-year limited power warranty.

2. Certification by an Illinois Professional Engineer that any relocation of
drainage district tile conforms to the Champaign County Storm Water
Management and Erosion Control Ordinance.

3. An irrevocable letter of credit to be drawn upon a federally insured
financial institution with a minimum acceptable long term corporate debt
(credit) rating of the proposed financial institution shall be a rating of “A”
by S&P or a rating of “A3” by Moody’s or a rating of “A-" by Kroll Bond
Rating Agency within 200 miles of Urbana or reasonable anticipated
travel costs shall be added to the amount of the letter of credit.

4. 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.

5. Documentation regarding the seed to be used for the pollinator planting,
per 6.1.5 F.(9).

6. The telephone number for the complaint hotline required by 6.1.5 S.

7. Any updates to the approved Site Plan per the requirements provided in
Section 6.1.5 U.1.c.

8. A noise study that meets the requirements of 6.1.5 1.3. that has been
approved by the Environment and Land Use Committee.
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The above special condition is required to ensure that:

The PV SOLAR FARM is constructed consistent with the Special Use
Permit approval and in compliance with the Ordinance requirements.

G. A Zoning Compliance Certificate shall be required for the PV SOLAR FARM
prior to going into commercial production of energy. Approval of a Zoning
Compliance Certificate shall require the following:

1.

An as-built site plan of the PV SOLAR FARM including structures,
property lines (including identification of adjoining properties), as-built
separations, public access road and turnout locations, substation(s),
electrical cabling from the PV SOLAR FARM to the substations(s), and
layout of all structures within the geographical boundaries of any
applicable setback.

As-built documentation of all permanent soil erosion and sedimentation
improvements for all PV SOLAR FARM including any access road
prepared by an Illinois Licensed Professional Engineer.

An executed interconnection agreement with the appropriate electric
utility as required by Section 6.1.5 B.(3)b.

The above special condition is required to ensure that:

The PV SOLAR ARRAY is constructed consistent with the special use
permit approval and in compliance with the Ordinance requirements.

H. The Applicant or Owner or Operator of the PV SOLAR ARRAY shall comply
with the following specific requirements that apply even after the PV SOLAR
ARRAY goes into commercial operation:

1.

Maintain the pollinator plantings and required visual screening in
perpetuity.

Cooperate with local Fire Protection District to develop the District’s
emergency response plan as required by 6.1.5 H.(2).

Cooperate fully with Champaign County and in resolving any noise
complaints including reimbursing Champaign County any costs for the
services of a qualified noise consultant pursuant to any proven violation of
the 1.P.C.B. noise regulations as required by 6.1.5 1.(4).

Maintain a current general liability policy as required by 6.1.5 O.

Submit annual summary of operation and maintenance reports to the
Environment and Land Use Committee as required by 6.1.5 P.(1)a.

Maintain compliance with the approved Decommissioning and Site
Reclamation Plan including financial assurances.
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7. Submit to the Zoning Administrator copies of all complaints to the
telephone hotline on a monthly basis and take all necessary actions to
resolve all legitimate complaints as required by 6.1.5 S.

The above special condition is required to ensure that:
Future requirements are clearly identified for all successors of title,
lessees, any operator and/or owner of the PV SOLAR ARRAY.

I The owners of the subject property hereby recognize and provide for the right of
agricultural activities to continue on adjacent land consistent with the Right to
Farm Resolution 3425.

The special condition stated above is required to ensure the following:
Conformance with Policy 4.2.3 of the Land Resource Management Plan.

There are no proposed special conditions for Variance Case 084-V-22.

ATTACHMENTS

A Case Maps (Location, Land Use, Zoning)

B Revised Site Plan received January 4, 2023

C Landscape Plan received December 14, 2022

D Plat of Survey received December 14, 2022

E Specifications sheets for Sunny Highpower Peak 3 inverter

F Specifications sheets for VSUN545-144BMH-DG solar panels

G Terrasmart specification sheets

H Weed control plan received December 29, 2022

I Natural Resources Information Report created by Champaign County Soil and Water
Conservation District (will be handed out at January 26, 2023 meeting)

J Email from Rob Kowalski, City of Champaign, received December 27, 2022

K LRMP Land Use Goals, Objectives, and Policies (available on ZBA meetings website)

L LRMP Appendix of Defined Terms (available on ZBA meetings website)

M Right to Farm Resolution 3425

N Site Visit Photos taken December 21, 2022

0] Summary of Evidence, Finding of Fact, and Final Determination for Cases 082-S-22 and 084-
V-22 dated January 26, 2023

P Summary of Evidence, Finding of Fact, and Final Determination for Case 083-S-22 dated

January 26, 2023
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* ALTA Surveys ~ Boundary Surveys
= Construction Staking ~ Subdivisions
L E G A L D E S C R I PTI 0 N lliinois Professional Design Firm # 184005964
(OF RECORD)

Beginning at a point 1839.58 feet North 00°52'47" West and 254.32 feet South 89°06'28" West

of the Southeast corner of Section 24, Township Twenty (20) North, Range Eight (8) East, of the
Third Principal Meridian said point also being 75 feet left of Station 120+08.91 on the surveyed
centerline of S.A. Route 21 (C.H. Route 21) as recorded in Plat Book "N" on Page 84 in the
Recorder's Office in Champaign County, lllinois; thence South 89°06'28" West a distance of
1044.18 feet to the East 1/16 line of said Section 24; thence North 0°47'10" West a distance of
1334.08 feet along the said 1/16 line to a point 527.37 feet right of Station 762+55.62 on surveyed
centerline of F.A.l. Route 57 as recorded in Plat Book "N" on Page 84 in the Recorder's Office in
Champaign County, lllinois; thence North 62°55'28" East a distance of 75.85 feet to a point 137.58
feet left of Station 137+35.32 on said centerline of S.A. Route 21; thence South 51°20'32" East a
distance of 238.30 feet to a point 100 feet left of Station 135+00 on said centerline of S.A. Route
21; thence South 42°16'09" East parallel to said centerline of S.A. Route 21 a distance of 229.59
feet to a point 100 feet left of Station 132+70.41 on said centerline of S.A. Route 21; thence

South 45°19'34" East a distance of 264.29 feet to a point 75 feet left of Station 130+00 on said
centerline of S.A. Route 21; thence Southeasterly along a curve concave to the Southwest, said
curve being 75 feet left and parallel to said centerline of S.A. Route 21, having a radius of 3199.04
feet for a distance of 970.34 feet to the point of beginning; containing 20.555 acres, more or less,
all situated in the Northeast One-Quarter (1/4) of the Southeast One-Quarter (1/4) and the Southeast
One-Quarter (1/4) of the Northeast One-Quarter (1/4) of Section 24, Township Twenty (20) North,
Range Eight (8) East, of the Third Principal Meridian, Champaign County, lllinois.

Legend
Scale: 1" =300'
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RECEIVED

DEC 1 4 2022

CHAMPAIGN CO. P & Z DEPARTMENT

Bearings are based on the lllinois State
Plane Coordinate System - East Zone

SURVEY NOTES

1. The field and office procedures were performed by me, or
under my direct supervision in the month of April 2022.

2. No investigation was made concerning environmental or
subsurface conditions or the existence of underground utilities
in the course of this survey.

3. No investigation was made concerning the compliance or
non-compliance with the local zoning ordinances in effect, if
any, in the course of this survey.

4. The boundary of this property was determined by the
physical location of existing monumentation in Section 25.

5. This professional service conforms with the current lllinois
Minimum Standards of Practice applicable to boundary surveys.

°

> NO. 3779 oo°
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LICENSE EXPIRES 11/30/2022

&
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Surveyor's Certificate

I, Robert M. Cox, lllinois Professional Land Surveyor Number 3779, do hereby
certify to the best of my knowledge and belief, that this plat correctly represents
the results of a survey performed by me in the month of April 2022, in
accordance with state statutes governing survey work in the State of lllinois.

April 5, 2022 Robert M. Cox
IL. Professional Land Surveyor No. 3779

(License Expires November 30, 2022)



Cost effective

* Modular architecture reduces BOS
and maximizes system uptime

* Compact design and high power
density maximize transportation
and logistical efficiency

Maximum flexibility

* Scalable 1,500 VDC building
block with best-in-class performance

* Flexible architecture creates
scalability while maximizing land
usage
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Simple install, commissioning

* Ergonomic handling and simple con-
nections enable quick installation

* Centralized commissioning and con-
trol with SMA Data Manager

(UL )us

Highly innovative

* SMA Smart Connected reduces
O&M costs and simplifies field-
service

* Powered by award winning ennexOS
cross sector energy management
platform

SUNNY HIGHPOWER PEAK3 125-US / 150-US

A superior modular solution for large-scale power plants

The PEAK3 1,500 VDC inverter offers high power density in a modular architecture that achieves a cost-optimized solution

for large-scale PV integrators. With fast, simple installation and commissioning, the Sunny Highpower PEAK3 is accelerating

the path to energization. SMA has also brought its field-proven Smart Connected technology to the PEAK3, which simplifies

O&M and contributes to lower lifetime service costs. The PEAK3 power plant solution is powered by the ennexOS cross

sector energy management platform, 2018 winner of the Intersolar smarter E AWARD.



Technical Data

Input (DC)

Maximum array power

Maximum system voltage

Rated MPP voltage range

MPPT operating voltage range

MPP trackers

Maximum operating input current

Maximum input short-circuit current

Output (AC)

Nominal AC power

Maximum apparent power

Output phases / line connections

Nominal AC voltage

Compatible transformer winding configuration
Maximum output current

Rated grid frequency

Grid frequency / range

Power factor at rated power / adjustable displacement
Harmonics (THD)

Efficiency

CEC efficiency

Protection and safety features

Ground fault monitoring: Riso / Differential current
DC reverse polarity protection

AC short circuit protection

Monitored surge protection (Type 2): DC / AC
Protection class / overvoltage category (as per UL 840)
General data

Device dimensions (W / H / D)

Device weight

Operating temperature range

Storage temperature range

Audible noise emission (full power @ 1Tm and 25°C)
Internal consumption at night

Topology

Cooling concept

Enclosure protection rating

Maximum permissible relative humidity (non-condensing)
Additional information

Mounting

DC connection

AC connection

LED indicators (Status/Fault/Communication)

SMA Speedwire (Ethernet network interface)

Data protocols: SMA Modbus / SunSpec Modbus /
Webconnect

Integrated Plant Control / Q on Demand 24/7
Off-grid capable / SMA Hybrid Controller compatible
SMA Smart Connected (proactive monitoring and service)
Certifications

Certifications and approvals

FCC compliance

Grid interconnection standards

Advanced grid support capabilities

Warranty

Standard

Optional extensions
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Sunny Highpower PEAK3 150-US

Sunny Highpower PEAK3 125-US

187500 Wp STC 225000 Wp STC
1500 VDC
705V ... 1450V 880V ... 1450V
684V ... 1500V 855V ... 1500V
1
180 A
325 A
125000 W 150000 W
125000 VA 150000 VA
3/ 3-PE
480V 600V
Wye-grounded
151 A
60 Hz

50 Hz, 60Hz /-6 Hz ... +6 Hz
1 /0.0 leading ... 0.0 lagging
<3%

98.5% 99.0 %

o/
°
°

o/

1/ IV

770/ 830/ 444 mm (30.3 /32.7 /17.5in.)
98 kg (216 Ibs)
25°C ... +60°C (-13°F ... +140°F)
-40°C ... +70°C (-40°F ... +158°F)
<69 dB(A)
<5W
Transformerless
OptiCool (forced convection, variable speed fans)
Type 4X (as per UL 50E)
100%

Rack mount
Terminal lugs - up to 600 kemil CU/AL
Screw terminals - up to 300 kemil CU/AL
[ ]
® (2 x RJ45 ports)
o/0/0
o/0

_/.

UL 62109, UL 1998, CAN/CSA-C22.2 No.62109
FCC Part 15, Class A
IEEE 1547, UL 1741 SA- CA Rule 21, HECO Rule 14H

L/HFRT, L/HVRT, Volt-VAr, Volt-Watt, Frequency-Watt, Ramp Rate Control, Fixed Power Factor

5 years
10/ 15/ 20 years

Type designation SHP 125-US-20 SHP 150-US-20
Technical data as of April 2019 @ Standard features O Optional features  —Not available

Toll Free +1 888 4 SMA USA
www.SMA-America.com

SMA America, LLC
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VSUN

Innovative & Smart

VSUNS545-144BMH-DG

545WN VSUN545-144BMH-DG VSUN540-144BMH-DG

VSUN535-144BMH-DG VSUN530-144BMH-DG
Highest power output

21.32%

Module efficiency

1 2years

Material & Workmanship warranty

3 Oyea rs

Linear power output warranty

100%
98%

90%
80%

Number of years 10years 15years 20years  25years 30 years

B VSUN I Standard Warranty ®

Munich RE

MBB technology with Circular Ribbon
Higher output power

B8

Half-cell Technology

Positive tolerance offer

Micro Gap

Up to 30% extra power generation
yield from the back side

Certified for salt/ammonia
corrosion resistance

Load certificates: wind to
2400Pa and snow to 5400Pa

Lower LCOE

ONONCONONE,

VSUN, a BNEF Tier-1 PV module manufacturer invested by Fuji Solar, has been committed
to providing greener, cleaner and more intelligent renewable energy solutions. VSUN is
dedicated to bringing reliable, customized and high-efficient products into various
markets and customers worldwide

~ o~ . Engineered in Japan
~e 3P- ( € evovae www.vsun-solar.com
— T— - - =
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Electrical Characteristics at Standard Test Conditions(STC)

Module Type VSUN545-144BMH-DG VSUN540-144BMH-DG VSUN535-144BMH-DG VSUN530-144BMH-DG
Maximum Power - Pmax (W) 545 540 535 530

Open Circuit Voltage - Voc (V) 49.81 49.65 495 4935

Short Circuit Current - Isc (A) 13.92 13.85 13.78 13.71
Maximum Power Voltage - Vmpp (V) 418 41.65 415 4135
Maximum Power Current - Impp (A) 13.04 12.97 129 12.82

Module Efficiency 21.32% 21.13% 20.93% 20.74%

Standard Test Conditions (STC): irradiance 1,000 W/m?2; AM 1,5; module temperature 25°C. Pmax Sorting : 0~5W. Measuring Tolerance: +3%.
Remark: Electrical data do not refer to a single module and they are not part of the offer. They only serve for comparison among different module types.

Electrical Characteristics with different rear side power gain(reference to 540 front)

Pmax (W) Voc (V) Isc (A) Vmpp (V) Impp (A) Pmax gain
567 49.65 14.54 41.65 13.62 5%
594 49.65 15.24 41.65 14.27 10%
648 49.75 16.62 41.61 15.56 20%
675 49.75 17.31 41.61 16.21 25%
Temperature Characteristics Maximum Ratings
NOCT 45°C(£2°C) Maximum System Voltage [V] 1500
Voltage Temperature Coefficient -0.27%/°C Series Fuse Rating [A] 30
Current Temperature Coefficient +0.048%/°C Bifaciality 70%+10%
Power Temperature Coefficient -0.32%/°C
Material Characteristics
Dimensions 2256x1133x35mm (LxWxH)
Weight 32.5kg
Frame Silver anodized aluminum profile
Front Glass High transparency,Antireflection coated,Semi-toughened safety glass, 2.0mm
Cell Encapsulation EVA (Ethylene-Vinyl-Acetate) or POE
Back Glass Glazed & Semi-toughened safety glass, 2.0mm
Cells 12x12 pieces bifacial monocrystalline solar cells series strings
Junction Box IP68, 3 diodes
Cable&Connector Potrait: 500 mm (cable length can be customized) , 1x4 mm 2, compatible with MC4
Packaging System Design
Dimensions(LxWxH) 2290x1125x1253mm Temperature Range -40 °Cto + 85 °C
Container 20' 150 Withstanding Hail Maximum diameter of 25 mm with
Container 40' 300 impact speed of 23 m/s
Container 40'HC 600 Maximum Surface Load 5400 Pa
Application class class A
Dimensions IV-Curves
Note:mm — B A-A
| I"I"""I Frame
I L "
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il TR R — 50 pppeseon
il AT A A S
[T T |
(i T 3
il AR §
I T D
(T LR O Y
- (i AR i
3 [y 4 s
£ NI gl g = s
(i LI || N "
i M ,.. S— N
I T N s 2
LD T C .
(I AT D-tlounting Hole )
Mg (I 4 place i
(il IR AT AR L e\ _[;
I ) - Y S S
113341 109241 B Excellent performance under weak light condition.
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GENERALICONSTRUCTION/SAFETY: STRUCTURAL STEEL:
1. ALLWORK SHALL CONFORM TO THE REQUIREMENTS OF THE APPLICABLE CONSTRUCTION CODE AND THE PROJECT 1. ALLSTRUCTURAL STEEL SHALL BE DESIGNED, FABRICATED AND ERECTED IN ACCORDANCE WITH THE LATEST VERSION OF AISC
SPECIFICATIONS. "MANUAL OF STEEL CONSTRUCTION." LIGHT GAGE COLD-FORMED SECTIONS SHALL CONFORM TO LATEST VERSION OF AISI
SPECIFICATIONS FOR COLD-FORMED STEEL STRUCTURAL MEMBERS
2. LOCATION OF UNDERGROUND UTILITIES SHALL BE VERIFIED PRIOR TO COMMENCEMENT OF CONSTRUCTION.
2. MATERIALS: 6715 STEGER DRIVE
3. DIMENSIONS SHOWN ON PLAN SHALL BE VERIFIED IN FIELD. CINCINNATI, OH 45237
A ROLLED SHAPES ASTM A992 OR A572 GRADE 55, Fy = 55 KSI MINIMUM 513.242.2051
4 LAYOUTIS SUBJECT TO CHANGE PER REQUEST ANDIOR EXISTING CONDITIONS IN THE FIELD. B, PLATES ASTM A36 FAX: 513.242.0816
. TUBULAR SHAPES: ASTM AS00 GRADE C, Fy = 50 KSI MINIMUM
5 ENGINEER SHALL NOT BE RESPONSIBLE FOR THE MEANS, METHODS, TECHNIQUES, SEQUENCES OR PROCEDURES OF D.  FIELDBOLTS (TYP.UN.O) SAE J429 GRADE 5
CONSTRUCTION SELECTED BY CONTRACTOR. E. SCREWS #12 TEKS - GALVANIZED I PROFESSIONAL SEAL
F. COLD-FORMEDILIGHT GAGE ASTM AG53 GRADE 55
6. CONTRACTOR SHALL FIELD MEASURE AND VERIFY ALL EXISTING CONDITIONS AND DIMENSIONS. ANY UNEXPECTED G ANCHORRODS ASTM A3O7 (TYPICAL UN.0O)
CONDITIONS OR DISCREPANCIES WITH THE DESIGN DOCUMENTS SHALL BE REPORTED TO THE ENGINEER PRIOR TO ENGINEERS SEAL APPLES TO DESON
INSTALLATION OR ERECTION OF MATERIALS. 3. TEKSCREWS ARE TO BE INSTALLED USING A 2500 RPM MAX. NON-IMPACTING VARIABLE SPEED DRILL WITH CLUTCH OUT.
7. THE CONTRACTOR WILL BE SOLELY AND COMPLETELY RESPONSIBLE FOR CONDITIONS OF THE JOB SITE INCLUDING SAFETY 4. REFERTOTHE LATEST TERRASMART, INC. RBI GLIDE FUSE MOUNTING SYSTEM INSTALLATION GUIDE FOR STRUCTURAL
OF ALL PERSONS AND PROPERTY DURING PERFORMANCE OF THE WORK. THIS REQUIREMENT WILL APPLY CONTINUOUSLY CONNECTION TORQUE VALUES.
AND NOT BE LIMITED TO NORMAL WORKING HOURS. WHEN ON SITE, THE ENGINEER IS RESPONSIBLE FOR HIS OWN SAFETY
BUT HAS NO RESPONSIBILITY FOR THE SAFETY OF OTHER PERSONNEL OR SAFETY CONDITIONS AT THE SITE. 5. ALLWELDING OF STEEL SHALL BE DONE IN ACCORDANCE WITH THE LATEST VERSION OF THE AMERICAN WELD SOCIETY'S
SPECIFICATIONS - AWS D1.1. ELECTRODES SHALL BE E70 SERIES UNLESS NOTED OTHERWISE
8 NOPERSONNEL SHALL STEP OR STAND ON PHOTOVOLTAIC (PV) MODULES (SOLAR PANELS) AT ANY TIME. RACK STRUCTURE
AND PV MODULES ARE NOT DESIGNED FOR LIVE LOADS AND MAY VOID WARRANTY. 6. GALVANIZING SPECIFICATIONS
9. THIS TERRASMART, INC. CONSTRUCTION SET IS DESIGNED FROM PV MODULE DATA SHEET(S) PROVIDED BY THE CUSTOMER. A STRUCTURAL SHAPES: HOT-DIPPED GALVANIZING SHALL BE PER ASTM A123
CUSTOMER IS RESPONSIBLE FOR VERIFYING THAT THE PV MODULE(S) DELIVERED TO SITE MATCH DATA SHEET(S) PROVIDED B.  PRE-GALVANIZED MATERIALS SHALL COMPLY WITH ASTM AG53 - G30 MINIMUM.
TO TERRASMART, INC. TERRASMART, INC. IS NOT RESPONSIBLE FOR PV MODULE DIMENSIONAL DISCREPANCIES DUE TO C. ALLSTRUCTURAL HARDWARE (NOT MODULE MOUNTING HARDWARE): HOT-DIPPED GALVANIZING SHALL BE PER ASTM F2329
FURNISHED PV MODULES NOT MATCHING CUSTOMER FURNISHED PV MODULE DATA SHEETS, UNLESS NOTED OTHERWISE.
SPECIAL FIELD INSPECTIONS: MISCELLANEOUS FASTENERS:
SPECIAL INSPECTION NOT REQUIRED BY TERRASMART, INC. AS REQUIRED BY OWNER/CUSTOMER AND/OR AUTHORITY HAVING 1. ALLBOLTS SHALL BE THE TYPE AND SIZE INDICATED ON DRAWINGS.
JURISDICTION, MINIMUM INSPECTION SHALL INCLUDE THE FOLLOWING NOTES AND TABLE:
2. ALLHARDWARE USED FOR MOUNTING PV MODULES SHALL BE STAINLESS STEEL UNLESS NOTED OTHERWISE.
1. AL SPECIAL INSPECTORS SHALL BE RETAINED BY OWNERICUSTOMER. THE EXTENT OF THE INSPECTION SHALL COMPLY
WITH THE CONTRACT DOCUMENTS, THE BUILDING CODE REQUIREMENTS, AND LOCAL JURISDICTION. IT IS THE 3. ALLPV MODULE MOUNTING HARDWARE SHALL BE INSTALLED AND TORQUED PER THE LATEST TERRASMART, INC. RBI GLIDE FUSE w
OWNER/CUSTOMER'S RESPONSIBILITY TO GIVE PROPER NOTIFICATION TO THE SPECIAL INSPECTOR AND PROCEED WITH THE MOUNTING SYSTEM INSTALLATION GUIDE
WORK ONLY AFTER THE SPECIAL INSPECTOR'S APPROVAL.
FOUNDATIONS/CONCRETE: Z
2. FALURE TONOTIFY THE SPECIAL INSPECTOR MAY RESULT IN OWNERICUSTOMER HAVING TO REMOVE WORK FOR THE
PURPOSE OF INSPECTION AT THE OWNER'S/CUSTOMER'S EXPENSE. 1. THE FOUNDATION DESIGN IS BASED ON ASSUMED MINIMUM CODE ALLOWABLE VALUES AND FIELD TESTS PERFORMED BY O
TERRASMART, INC. ON: 04/12/2022
3. PREMATURE NOTIFICATION FOR INSPECTION WILL RESULT IN AN ADDITIONAL INSPECTION WITH ALL EXPENSES AND FEES I— —
PAID BY THE OWNER/CUSTOMER 2. CONCRETE SPECIFICATIONS I_
STRENGTH: 2500 PSI MINIMUM @ 28 DAYS FOR FOOTINGS OR 4000 PSI MINIMUM @ 28 DAYS FOR BALLASTS Z
4 SPECIAL INSPECTORS SHALL KEEP RECORDS OF ALL INSPECTIONS, RECORDS SHALL BE FURNISHED TO THE OWNER, AIRCONTENT:4-6%  AGGREGATE SIZE: 3/4" MAXIMUM MINIMUM COVER: 3" UNLESS NOTED OTHERWISE :
ENGINEER OF RECORD, AND LOCAL JURISDICTION AS REQUIRED. ANY AND ALL DISCREPANCIES SHALL IMMEDIATELY BE :
BROUGHT TO THE ATTENTION OF THE CONTRACTOR. CORRECTIONS SHALL BE MADE AND A FINAL REPORT OF INSPECTIONS 3. GROUT SPECIFICATIONS: 8000 PSI MINIMUM, NON-SHRINK I
SHALL BE PROVIDED NOTING COMPLETION OF INSPECTIONS AND CORRECTIONS OF DISCREPANCIES. FAILURE TO CORRECT
DISCREPANCIES SHALL BE REPORTED TO THE ENGINEER OF RECORD AND THE LOCAL JURISDICTION AND MAY RESULT IN 4. REINFORCING STEEL: ASTM A615 GRADE 60 BILLET STEEL O
REMOVAL OF COMPLETED WORK AND ADDITIONAL WORK TO CORRECT DISCREPANCIES AT THE CONTRACTOR'S EXPENSE.
5 CUSTOMER IS RESPONSIBLE FOR VERIFYING FINAL SOIL CONDITIONS DURING CONSTRUCTION HAVE NOT BEEN PURPOSELY E
IBC TABLE 1705 ALTERED IN ANY WAY TO ENSURE THE SOIL IS CONSISTENT WITH FINDINGS INCLUDED IN GEOTECHNICAL REPORT, IF APPLICABLE, w
AND OR FIELD TESTS PERFORMED BY TERRASMART, INC. VARIATIONS IN SOIL CONDITIONS SHALL BE REPORTED TO (04
STRUCTURAUSTEEL/ACUMINUMIGABRICATION CONTINGOUS | RRERIODIC GEOTECHNICAL ENGINEER ANDIOR ENGINEER OF RECORD RESPONSIBLE FOR FOUNDATION DESIGN PRIOR TO INSTALLATION OF o
MATERIAL IDENTIFICATION X ANY FOUNDATION MATERIALS. e
HIGH STRENGTH BOLTS - MATERIAL IDENTIFICATION OF BOLTS, NUTS AND WASHERS X 6. CUSTOMER IS RESPONSIBLE FOR VERIFYING CORROSION COMPATIBILITY WITH FOUNDATIONS AND/OR DRIVEN POSTS. Z (D
WELD FILLER MATERIALS - IDENTIFICATION AND CONFIRMATION OF COMPLIANCE WITH X
DESIGN DOCUMENTS 7. INSTALLERICONTRACTOR SHALL COORDINATE PLACEMENT OF FOUNDATIONS ANDIOR ANCHOR BOLTS PER DESIGN DRAWINGS : m
SR GV TG ANDIOR MANUFACTURER'S SPECIFICATIONS.
MATERIAL IDENTIFICATION X 8 TERRASMART, INC. DESIGNS DRIVEN-PILE AND ALTERNATIVE FOUNDATIONS BASED ON SOIL PROPERTIES OUTLINED IN CERTIFIED O |.|J
GEOTECHNICAL REPORTS AND/OR DATA FROM FIELD TESTING. ALL DESIGNS ASSUME UNDISTURBED SOIL CONDITIONS, AND DO
INSTALLATION OF HIGH STRENGTH BOLTS X NOT TAKE INTO ACCOUNT TRENCHING NEAR FOUNDATIONS. FOR CASES WHERE TRENCHING FOR ELECTRICAL WORK IS AT OR m z
WELDED CONNECTIONS X NEAR A FOUNDATION, TERRASMART, INC. RECOMMENDS A MINIMUM OF 3-0° CLEAR FROM THE EDGE OF THE TRENCH TO THE
ENBER SIZES AND PLAGEVENT X EDGE OF THE FOUNDATION FOR “NORMAL GOOD SOIL CONDITIONS.” IN CASES OF “POOR SOIL” CONDITIONS, TERRASMART, INC. w m
RECOMMENDS A MINIMUM CLEAR DISTANCE EQUAL TO OR GREATER THAN THE DEPTH OF THE FOUNDATION.  IF IN DOUBT OF SOIL
GENERAL CONFORMANCE WITH DESIGN DOCUMENTS X CONDITIONS, TERRASMART, INC. RECOMMENDS CONSULTING A QUALIFIED GEOTECHNICAL ENGINEER TO ASSESS SOIL m
CONCRETE CONSTRUCTION CONDITIONS AT THE SITE.
MATERIAL IDENTIFICATION X NOTE: TRENCHING/EXCAVATION WITHIN 3-0" OF ANY RACK SUPPORT POST REQUIRES REPLACING THE ORIGINAL SOIL AND l—
X DESIGN VERFIGATION X COMPACTION TO 90% MODIFIED PROCTOR DENSITY. FOR FURTHER CLARIFICATION ON COMPACTION REQUIREMENTS,
TERRASMART, INC. RECOMMENDS CONSULTING A QUALIFIED GEOTECHNICAL ENGINEER. m
SIZE AND PLACEMENT OF REINFORCING STEEL X
PUAGENENT OF CONGRETE USING PROPER TECHNIQUES X 9. REFERTO SHEET SG303 FOR REFUSAL REMEDY PROCEDURE AND ALTERNATE FOUNDATION OPTIONS.
CONCRETE SAMPLES FOR SLUMP, AIR CONTENT, TEMPERATURE, STRENGTH TESTS, ETC. IN X I RELEASE RECORD
ACCORDANGE WITH ACI 318 SURVEYING REQUIREMENTS:
PROPER MAINTENANCE OF SPECIFIED CURING TEMPERATURE AND TECHNIQUES X _
1. ALLSURVEYING WORK MUST BE COMPLETED BY OTHERS PRIOR TO TERRASMART, INC. MOBILIZING ON-SITE UNLESS NOTED
FOUNDATIONS OTHERWISE. _
X
SIZE AND LOCATION OF FOUNDATION EXCAVATIONS 2. ALL'SURVEYING FOR THE RACKING MUST BE BASED OFF OF THE LATEST DOCUMENT SET FROM TERRASMART, INC. —
PLACEMENT OF REINFORCING STEEL AS REQUIRED X
3. THE FIRST AND LAST RACKING POST IN EVERY ROW MUST HAVE THE CENTER POINTS SURVEYED AND MARKED. THERE MUST —
WORK BY OTHERS: BE A FIVE FOOT OFFSET TO THE WEST OF THE WESTERNMOST POST LOCATION AND A FIVE FOOT OFFSET TO THE EAST OF _
ST THE EASTERNMOST POST LOCATION IN EVERY ROW.
1. SITEWORKAND DEVELOPMENT 4 FORROWS LONGER THAN 100 FEET, THE CENTERLINE LOCATION MUST BE MARKED WITHIN THE ROW AT EVERY 100 FEET
MAXIMUM. THESE ADDITIONAL MARKS SHOULD NOT BE AT A POST LOCATION. DO NOT MARK EACH INDIVIDUAL POST -
2 é(L)l;ﬁLRicCTTF:)?L WORK INCLUDING WIRING, CONDUIT, PANELS AND LIGHTS TO BE FURNISHED AND INSTALLED BY ELECTRICAL iy iivaicoistu il it 5 0821122 FORCONSTRUGTON Y
4 0B/13/22 90% REVIEW
35 GROUNDING REQUIREMENTS 5 EVERY INDIVIDUAL EQUIPMENT POST LOGATION MUST HAVE THE CENTER POINT SURVEYED AND MARKED. 4 06/13/22 90%
3 05/11/22 FORCONSTRUCTION
4 AL SHADING ANALYSIS ANDIOR PRODUCTION ANALYSIS SHALL BE PERFORMED AND VERIFIED BY OTHERS. TERRASMART, )
INC. IS NOT RESPONSIBLE FOR PV SYSTEM DESIGN AS IT PERTAINS TO ELECTRICAL OR PV SYSTEM PRODUCTION. 2 05/11/22 90% REVIEW
1 04/07/22 50% REVIEW
ETL CLASSIFIED: P———. MARK DATE  DESCRIPTION
THIS PROJECT CONTAINS RACKING LABELED AS ETL L‘
CLASSIFIED UNDER UL SUBJECT 2703 OR UL STANDARD " t O PROJECT INFORMATION
2703, LABELS ARE APPLIED AT THE FACTORY ON ~'€ A3\ P ﬂb
COMPONENTS THAT MAY BE ASSEMBLED AT THE ahs TITLE & ADDRESS:
FACTORY OR IN THE FIELD. SEE DETAIL SHEET IN THIS URBANA
S RACK SYSTEM TOPOGRAPHIC RELATIONSHIP
LEVEL LIE 3225 WEST OAKS ROAD
URBANA IL, 61801
RACK SLOPE VARIES
TERRASMART PROJECT No.:
2234005
T DRAWNBY: | REVIEWED BY:
KND/CTN | DMK/DNH
KEY POINTS SHEET TITLE:
1. RACK STRUCTURE IS PARALLEL TO SITE GRADE GENERAL NOTES/
2. COLUMN LENGTHS ARE EQUAL THROUGHOUT MODULE
3. TOPS OF PIERS FOLLOW SITE GRADE
4. EXPOSED PIER HEIGHTS MAY VARY SPECIFICATION SHEETS
SHEET No.:
—— SG002
2 T 3 T 4 6 1 7 I 8 9 I 10 I 11
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“The drawings and data in this document, and the intellectual properly and confidential information it contains, are the properly of Terrasmart, Inc. 6715 Steger Drive, Cincinnat, Ohio, 45237.. Any parly accepiing this dacument does so n confidence and agrees that it shall not be duplicated, in whole or n part, nor disclose to others without the writien consent of Terrasmart, Inc. © 2022
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1

RACK STRUCTURE AND PV MODULES BEYOND

‘
T
h 4

6715 STEGER DRIVE
CINCINNATI, OH 45237
513.242.2051
FAX: 513.242.0816

O PROFESSIONAL SEAL

ENGINEER'S SEAL APPLIES TO DESIGN
OF STRUCTURAL COMPONENTS ONLY

GROUND MOUNT
FOR
BTB ENERGY SOLUTIONS

O RELEASE RECORD

= =l B= = _
- - -
LINE OF INVERTER/COMBINER ‘ ‘
= BOX AND SUPPORT — -
e ‘ STRUCTURE BY OTHERS 5 06/21/22 FOR CONSTRUCTION (R1)
15 ‘ ‘ ‘ 4 06/13/22 90% REVIEW
o<
W
© s ~———— UPPORTPOSTFOR 3 05/11/22 FOR CONSTRUCTION
l/ - o ‘ ‘ INVERTERICOMBINER BOX ‘ ‘ PRy —
_ RACK STRUCTURE @ TO MATCH ADJACENT RACK
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6715 STEGER DRIVE
CINCINNATI, OH 45237
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MARK DATE DESCRIPTION
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TITLE & ADDRESS:
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NOTE:
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REFUSAL REMEDY PROCEDURE NOTES ON SHEET SG303

3225 WEST OAKS ROAD
URBANA IL, 61801

TERRASMART PROJECT No.:
2234005

DRAWN BY:
KND/CTN

SHEET TITLE:

POST TYPE 'B' = 10'-0" DESIGN EMBEDMENT

POST TYPE 'A' = 10'-0" DESIGN EMBEDMENT

REVIEWED BY:
DMK/DNH

NOTE
1 Z-PURLINS #1,#4,#5, & #8 HAVE RAISED MODULE MOUNTING SLOTS. (REF. E5/SG501) T
2. Z-PURLINS #2 #3,#6, & #7 HAVE FLAT MODULE MOUNTING SLOTS. (REF. E5/SG501)

RACK SECTION

SHEET No.:

A1_| DESIGN
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6715 STEGER DRIVE
CINCINNATI, OH 45237
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FAX: 513.242.0816
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PIER FOOTING SCHEDULE SPREAD FOOTING SCHEDULE
REINFORCING PARALLEL TO REINFORCING PERPENDICULAR TO
TYPE| DIAMETER DEPTH TYPE | LENGTH | WIDTH | DEPTH
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SCHEDULE 6715 STEGER DRIVE
N N N N CINCINNATI, OH 45237
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NOTE: ALL REINFORCING TO HAVE 3" MINIMUM COVER FAX: 513.242.0816
SECTION
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POST PER POST SCHEDULE ON
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ENGINEER'S SEAL APPLIES TO DESIGN
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J POST PER POST SCHEDULE ON
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POST PER POST SCHEDULE ON
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SCHEDULE O O
SECTION SECTION B E
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EMBEDMENT. BOTTOM OF STEEL POST MAY BE RAISED A POST PER POST SCHEDULE ON Q (@] >-
MAXIMUM OF 1-0" ABOVE DESIGN EMBEDMENT AS REQUIRED. COMPONENT LAYOUT SHEET(S) T8
CONCRETE FOOTING z (D
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SCALE: Il
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— < = —_— o
Lo g 3,2 ' Z
REINFORCING PER ]
FOOTING SCHEDULE i | aaB 2 m
NOTE cxQ 05, w
A POST NOT REQUIRED TO BE CENTERED IN HOLE N~ — — — = — — o
B.  POST SHOULD BOTTOM OUT AT THE HOLE. ‘ m
C. WHEN DRILLING SOLID ROCK, HOLE TO BE 1/2"1"
LARGER THAN DIAMETER OF POST. WHEN l—
DRILLING LOOSE ROCK & SOFT SOIL, OR STIFF LENGTH
SOIL, HOLE TO BE 1/2"-1" SMALLER THAN SEE NOTE C m
DIANETER OF POST. PER SPREAD FOOTING SCHEDULE
SECTION A I RELEASE RECORD
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- _
POST PER POST B _
SCHEDULE ON S CONCRETE FOOTING
COMPONENT o —
PLAN LAYOUT SHEET(S) & i B
REFUSAL REMEDY PROCEDURE: POST PER POST SCHEDULE ON
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AND LATERAL TESTS SPECIFIED ABOVE, THE POST CAN BE FIELD-CUT AND DRILLED ACCORDINGLY.
1 100 100
[ ALL FIELD-CUT SURFACES SHALL BE PAINTED WITH BRUSH-ON GALVANIZING PAINT. TERRASMART, B 5085 60100 3225 WEST OAKS ROAD
INC. DOES NOT RECOMMEND SPRAY GALVANIZING FOR REPAIR AND PAINTING OF CUT SURFACES. " e e —1 URBANA IL, 61801
A A -
7. FOR INSTANCES WHERE IT IS DESIRED TO REDUCE THE POST EMBEDMENT BUT REFUSAL IS NOT #0 2550 2070 ‘ ‘
sgggw&ﬁg&?ﬁ CONTACT THE TERRASMART, INC. ENGINEERING DEPARTMENT FOR - e P I CENFORETG PERFEENSTCTJLAR S PoSTWEE | TERRASMART PROJECT Now
SEE SPREAD FOOTING SCHEDULE 2234005
#200 <6 <
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2. FINES ARE TO BE MANUFACTURED SAND OR OTHER
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FINE MATERIALS NATURALLY CONTAINED OR ADDED NOTE: REINFORCING SHOWN MAY NOT REPRESENT THE ACTUAL REINFORCING FOUNDATIONS
TO MEET SPECIFICATIONS ABOVE REQUIRED. SEE SPREAD FOOTING SCHEDULE FOR REQUIRED REINFORCING.
3. AGGREGATE TO BE WELL GRADED. PROVIDE MINIMUM 3' COVER FOR ALL REINFORCEMENT. SECTIONS & DETAILS
SHEET No.:
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Establishing Perennial vegetation on solar sites.

Before the construction begins a fall herbicide of Glysophate at a rate of 2.25 Ibs acid equivalent
combined with a non-residual broadleaf herbicide (typically 2-4D) at labeled rates for thistle should be
used to treat the site for initial burndown. Fall is defined for the Midwest as just prior to a killing frost or
typically October — mid November.

After the fall herbicide has been completed a second application of herbicide using only Glysophate at a
rate of 2.25 Ibs acid equivalent should be applied after green up. This is a spring application and typically
takes place in the month of May. This can be done before during or after construction on the site.

If there is any disturbance to the designed area after the spring herbicide application an additional
application should follow 2 weeks after completion.

A spring seeding of Annual plants showed be sowed into the array and adjacent perimeter and buffer
areas after the herbicide application is complete. This typically occurs in May through mid-June. If
ground cover is needed or if construction would end after this window a sowing of oats at a rate of 1
bushel per acre will be adequate for initial planting.

Mowing will be needed to control annual weeds that are typical after a ground disturbance. The
purpose of the mowing is to prevent annual weeds and any long-lasting perennial weeds from seeding
out. These mowing’s Typically occur at least twice the first year and normal windows are June-July, and
July-August. The mowing should be at no less than 10 inches. All mowing’s need to be completed by
August 315,

The final broadcast application of herbicide will take place again in the fall. A fall herbicide of Glysophate
at a rate of 2.25lbs acid equivalent should be used to treat the site for final burndown. Fall is defined for
Midwest as just prior to a killing frost or typically October — mid November.

The perennial seeding should take place by broadcast method during the dormant planting window. This
window in the Midwest is mid-December until March 1. All areas of the site will be planted at this time.
If earlier seeding is necessary for permitting requirements the seeding can take place in fall (September-
October) with the inclusion of 20lbs per acre of oats as a cover crop.

NO soil amendments are needed or recommended when planting native and deeply rooted perennial
vegetation. Adding amendments will not help the establishment and typically only benefits annual
weeds and unwanted vegetation that can lead to increased establishment cost and potential stand
failure.

Mowing will be needed to control annual weeds that are typical after a ground disturbance. The
purpose of the mowing is to prevent annual weeds and any long-lasting perennial weeds from seeding
out. These mowing’s Typically occur at least twice the first year and normal windows are June-July, and
July-August. The mowing should be at no less than 12 inches. All mowing needs to be completed by
August 31,

After these mowing’s, maintenance will need to be performed on an as needed basis. Continual mowing
of the site unless to address a vegetation issue is not required. Spot applications of selective herbicides

and spot mowing is the preferred management practices to insure Ioni term sustﬂéiﬁo! KﬁfE .

DEC 29 2022

CHAMPAIGN CO. P & Z DEPARTMENT
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Attachment I: Natural Resources Information Report

to be handed out at January 26, 2023 ZBA meeting


http://www.co.champaign.il.us/CountyBoard/meetings_ZBA.php
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Susan Bugstrom

From: Rob Kowalski <Rob.Kowalski@champaignil.g

Sent: Tuesday, December 27, 2022 10:12 AM \k L
To: Susan Burgstrom - e
Subject: Re: solar farm zoning case questions EC

External email, be careful when opening.

Thanks Susan. This is very helpful. | think we are fine with waiving the two-ZBA and two-ELUC meeting
requirement. The site is identified in our Comprehensive Plan as Tier 3 which is not ready for urban
development due to lack of sewers and urban services. Additionally, the city doesn't have jurisdiction of
adjacent streets or access and the land use is generally compatible with agricultural uses.

Rob

From: Susan Burgstrom <sburgstrom@co.champaign.il.us>
Sent: Tuesday, December 27, 2022 9:45 AM

To: Rob Kowalski <Rob.Kowalski@champaignil.gov>
Subject: RE: solar farm zoning case questions

[EXTERNAL]
Sure. I've attached the site plan and the area zoning map.

Thanks!
Susan

From: Rob Kowalski <Rob.Kowalski@champaignil.gov>
Sent: Tuesday, December 27, 2022 9:43 AM

To: Susan Burgstrom <sburgstrom@co.champaign.il.us>
Subject: Re: solar farm zoning case questions

External email, be careful when opening.

Hi Susan,

Thanks for letting me know this. Before we decide, can you possibly email me a map of the proposed site
where the solar farm will be established? | know generally where we are talking about but would like to see
where the arrays will be. Thanks!

Rob

From: Susan Burgstrom <sburgstrom@co.champaign.il.us>
Sent: Tuesday, December 27, 2022 9:16 AM

To: Rob Kowalski <Rob.Kowalski@champaignil.gov>
Subject: solar farm zoning case questions
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[EXTERNAL]
Hi Rob,

This email is regarding the community solar farm case 084-S-22 proposed by Anthony Donato to be located on Market
Street west of the Road Ranger truck stop just south of the |-57 interchange (docketed for ZBA on January 26, 2023).

1. The Champaign County Zoning Ordinance states, “The public hearing for any proposed PV SOLAR FARM that is
located within one and one-half miles of a municipality that has a zoning ordinance shall occur at a minimum of
two Board meetings that are not less than 28 days apart to provide time for municipal comments during the
public hearing, unless the 28 day comment period is waived in writing by any relevant municipality.”

Would the City prefer that two ZBA meetings be held for this case or does the City want to waive that
requirement so that only one ZBA meeting needs to be held?

2. The Zoning Ordinance similarly requires two Environment and Land Use Committee meetings for solar farm
cases unless this requirement is waived by the municipality.

Would the City prefer that two ELUC meetings be held for this case or does the City want to waive that
requirement so that only one ELUC meeting needs to be held?

An email response would be sufficient to convey that the City chooses or does not choose to waive these requirements.

Thanks,
Susan

Susan Burgstrom, aicp

Senior Planner

Champaign County Planning & Zoning
1776 E Washington St

Urbana, IL 61802

217-384-3708
www.co.champaign.il.us
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Attachment K: LRMP Goals, Objectives and Policies

can be found online at: http://www.co.champaign.il.us/CountyBoard/meetings ZBA.php
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Attachment L: LRMP Defined Terms

can be found online at: http://www.co.champaign.il.us/CountyBoard/meetings ZBA.php
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RESOLUTION NO. __3425

A RESOLUTION PERTAINING TO THE
RIGHT TO FARM IN CHAMPAIGN COUNTY

WHEREAS, the Chairman and the Board of Champaign County have determined
that it is in the best interest of the residents of Champaign County to enact a Right to Farm
Resolution which reflects the essence of the Farm Nuisance Suit Act as provided for in the
lllinois Compiied Statutes, 740 ILCS 70 (1952); and

WHEREAS, the County wishes to coriserve, protect, and encourage development
and improvement of its agricultural land for the production of food and other agricultural
products; and

WHEREAS, when nonagricultural land uses extend into agricultural areas, farms
often become the subject of nuisance suits. As a result, farms are sometimes forced to cease
operations. Others are discouraged from making investments in farm improvements.

NOW, THEREFORE, BE IT HEREEY RESOLVED by the Chairman and the
Board of Champaign County as follows:

L. That the purpose of this resolution is to reduce the loss to the county of its
agricultural resources by limiting the circumstances under which farming operations are

deemed a nuisance.

2. That the term "farm" as used in this resolution means that part of any parcel
of land used for the growing and harvesting of crops, for the feeding, breeding, and
management of livestock; for dairying or other agricultural or horticultural use or
combination thereof.

3. That no farm or any of its appurtenances should be or become a private or
public nuisance because of any changed conclitions in the surrounding area occurring after
the farm has been in operation for more than one year, when such farm was not a nuisance
at the time it began operation.
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4. That these provisions shall not apply whenever a nuisance results from the
negligent or improper operation of any farm or its appurtenances.

PRESENTED, ADOPTED, APPROVED AND RECORDED this 24th day of
May ,A.D., 1994
P 4

Chairfman, County Board of the
County of Champaign, Illinois

ounty Clerk and Ex-
Clerk of the County B
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082-5-22/083-S-22/084-V-22 Site Images

From Road Ranger facing west to subject property

From Road Ranger facing NW to subject property

January 26, 2023 ZBA 1
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082-5-22/083-S-22/084-V-22 Site Images

From Market Street interchange facing SW to subject property

From Market St facing SW to subject property

January 26, 2023 ZBA 2
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PRELIMINARY DRAFT
082-S-22 and 084-V-22

SUMMARY OF EVIDENCE, FINDING OF FACT
AND FINAL DETERMINATION
of
Champaign County Zoning Board of Appeals

Final Determination: {GRANTED/ GRANTED WITH SPECIAL CONDITIONS/ DENIED}

Date: {January 26, 2023}
Petitioner: Anthony Donato, d.b.a. IAG Investments LLC

Request: Case 082-S-22
Authorize a data center as a Special Use Permit in the AG-2 Agriculture
Zoning District.

Case 084-V-22
Authorize the following variance for the data center proposed as a
Special Use Permit in related case 082-S-22:

Part A: Authorize a variance for 2 parking spaces in lieu of the
minimum required 7 parking spaces, per Section 7.4.1 C.3. of the
Zoning Ordinance.

Part B: Authorize a variance for no loading berth in lieu of the
minimum required 1 loading berth, per Section 7.4.1 C.5. of the
Zoning Ordinance.
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SUMMARY OF EVIDENCE

From the documents of record and the testimony and exhibits received at the public hearing conducted on
January 26, 2023, the Zoning Board of Appeals of Champaign County finds that:

1. Petitioner Anthony Donato, via IAG Investments LLC, owns the subject property. He is the sole
owner and shareholder in IAG Investments LLC.

2. The subject property is a 21-acre tract in the Northeast Quarter of the Southeast Quarter and the
Southeast Quarter of the Northeast Quarter of Section 24, Township 20 North, Range 8 East of the
Third Principal Meridian in Hensley Township that is located west of the Road Ranger facility
with an address of 4910 N Market St, Champaign.

3. Regarding municipal extraterritorial jurisdiction and township planning jurisdiction:
A. The subject property is within the one and one-half mile extraterritorial jurisdiction of the
City of Champaign, a municipality with zoning. Zoned municipalities do not have protest
rights in Special Use Permit cases, but are notified of such cases. Notice of the public
hearing was sent to the City.

B. The subject property is located within Hensley Township, which does have a Planning
Commission. Townships with Planning Commissions have protest rights on variances.

GENERALLY REGARDING LAND USE AND ZONING IN THE IMMEDIATE VICINITY

4. Regarding land use and zoning on the subject property and in the vicinity of the subject property:
A. The 21-acre subject property is split-zoned AG-2 Agriculture and B-3 Highway Business
and is in agricultural production.

B. Land to the north of the subject property is zoned B-3 Highway Business and is in
agricultural production.

C. Land to the east of the subject property has an annexation agreement with the City of
Champaign and is in use as a Road Ranger gas station and restaurant.

D. Land to the south of the subject property is zoned AG-2 Agriculture and is in agricultural
production.

E. Land to the west of the subject property is zoned AG-2 Agriculture and B-3 Highway
Business and is in agricultural production.

GENERALLY REGARDING THE PROPOSED SPECIAL USE

5. Regarding the Site Plan received December 14, 2022:
A. Proposed features include:
1) Solar arrays cover the majority of the 21-acre tract.

@) One 1,500 square foot data center would be located in the east-central part of the
subject property.
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(3) Inverters would be located adjacent to the data center building.
4) An access road would lead from Market Street to the data center.

B. A revised Site Plan received January 4, 2023, indicated the following changes:
1) Inverters would be moved west toward the center of the subject property.

@) Evergreen screening would be added along the south PV SOLAR ARRAY fence
line.

(3) The data center would be 56 feet by 24 feet (1,344 square feet).
4) Fencing has been moved and consolidated.

5) Arrays have been reconfigured.

C. There are no previous zoning permits for the subject property.
D. There are no previous zoning cases for the subject property.
E. The required variance is as follows:

1) Part A: Authorize a variance for 2 parking spaces in lieu of the minimum required
seven parking spaces, per Section 7.4.1 C.3. of the Zoning Ordinance.

@) Part B: Authorize a variance for no loading berth in lieu of the minimum required 1
loading berth, per Section 7.4.1 C.5. of the Zoning Ordinance.

GENERALLY REGARDING SPECIFIC ORDINANCE REQUIREMENTS

6. Regarding authorization for a “DATA CENTER” in the AG-2 Agriculture Zoning DISTRICT in
the Zoning Ordinance:
A. The following definitions from the Zoning Ordinance are especially relevant to the
requested Special Use Permit (capitalized words are defined in the Ordinance):
1) “ACCESS” is the way MOTOR VEHICLES move between a STREET or ALLEY
and the principal USE or STRUCTURE on a LOT abutting such STREET or ALLEY.

(@) “BERTH, LOADING” is a stall of dimensions herein specified, adjacent to a
LOADING DOCK for the maneuvering and parking of a vehicle for loading and
unloading purposes.

3) “BEST PRIME FARMLAND” is Prime Farmland Soils identified in the Champaign
County Land Evaluation and Site Assessment (LESA) System that under optimum
management have 91% to 100% of the highest soil productivities in Champaign
County, on average, as reported in the Bulletin 811 Optimum Crop Productivity
Ratings for Illinois Soils. Best Prime Farmland consists of the following:

a. Soils identified as Agriculture Value Groups 1, 2, 3 and/or 4 in the
Champaign County LESA system;
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b. Soils that, in combination on a subject site, have an average LE of 91 or
higher, as determined by the Champaign County LESA system;
C. Any development site that includes a significant amount (10% or more of

(4)

(5)

(6)

(7)
(8)

(9)

(10)

1)

the area proposed to be developed) of Agriculture Value Groups 1, 2, 3
and/or 4 soils as determined by the Champaign County LESA system.

“DATA CENTER” is a centralized location where computing and networking
equipment is concentrated for the purpose of collecting, storing, processing,
distributing or allowing access to large amounts of data.

“DISCRETIONARY DEVELOPMENT” is a non-agricultural land USE that may
occur provided that a SPECIAL USE permit and/or a rezoning request is granted by
the BOARD and/or by the GOVERNING BODY following a DISCRETIONARY
review process and additionally provided that the USE complies with provisions of
the Zoning Ordinance and other applicable ordinances and regulations.

“LOT” is a designated parcel, tract or area of land established by PLAT,
SUBDIVISION or as otherwise permitted by law, to be used, developed or built
upon as a unit.

“SPECIAL CONDITION?” is a condition for the establishment of a SPECIAL USE.

“SPECIAL USE” is a USE which may be permitted in a DISTRICT pursuant to,
and in compliance with, procedures specified herein.

“USE” is the specific purpose for which land, a STRUCTURE or PREMISES, is
designed, arranged, intended, or for which it is or may be occupied or maintained.
The term “permitted USE” or its equivalent shall not be deemed to include any
NONCONFORMING USE.

“VARIANCE” is a deviation from the regulations or standards adopted by this
ordinance which the Hearing Officer or the Zoning BOARD of Appeals are
permitted to grant.

WELL SUITED OVERALL: A discretionary review performance standard to
describe the site on which a development is proposed. A site may be found to be
WELL SUITED OVERALL if the site meets these criteria:

a. The site is one on which the proposed development can be safely and
soundly accommodated using simple engineering and common, easily
maintained construction methods with no unacceptable negative effects on
neighbors or the general public; and

b. The site is reasonably well-suited in all respects and has no major defects.

Section 5.2 authorizes a DATA CENTER as a Special Use only in the AG-2, B-4, and I-1
Zoning Districts.
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Section 6.1 contains standard conditions that apply to all SPECIAL USES, standard

conditions that may apply to all SPECIAL USES, and standard conditions for specific types
of SPECIAL USES. Relevant requirements from Subsection 6.1 are as follows:

Paragraph 6.1.2 A. indicates that all Special Use Permits with exterior lighting shall
be required to minimize glare on adjacent properties and roadways by the following

(1)

means:

a.

All exterior light fixtures shall be full-cutoff type lighting fixtures and shall be
located and installed so as to minimize glare and light trespass. Full cutoff
means that the lighting fixture emits no light above the horizontal plane.

No lamp shall be greater than 250 watts and the Board may require smaller
lamps when necessary.

Locations and numbers of fixtures shall be indicated on the site plan
(including floor plans and building elevations) approved by the Board.

The Board may also require conditions regarding the hours of operation and
other conditions for outdoor recreational uses and other large outdoor
lighting installations.

The Zoning Administrator shall not approve a Zoning Use Permit without
the manufacturer’s documentation of the full-cutoff feature for all exterior
light fixtures.

D. Section 6.1.3 Schedule of Standard Conditions for Specific Types of Uses states the
following regarding a DATA CENTER:

The location of the DATA CENTER must be approved in writing by the relevant

Fire Protection District.

1.

The petitioner shall provide the P&Z Department with a written explanation of
security features for the DATA CENTER.

DATA CENTERS constructed with PV SOLAR ARRAYS shall be located
adjacent to the solar inverter and as far as possible from property lines and adjacent
DWELLINGS consistent with good engineering practice.

Noise levels from any DATA CENTER shall be in compliance with the applicable
Illinois Pollution Control Board (IPCB) regulations (35 Illinois Administrative
Code, Subtitle H: Noise, Parts 900, 901, 910).

A.

Any applicant located within 1,500 feet of a DWELLING shall submit a
noise analysis by a qualified professional that demonstrates compliance
with the IPCB noise regulations similar to the requirements of Section 6.1.5
1.(3). The analysis shall include manufacturer’s sound power level
characteristics and other relevant data regarding noise characteristics of
proposed DATA CENTER equipment.

Enforcement shall follow protocols established in Section 6.1.5 1.(4) of the
Zoning Ordinance.
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E. Section 7.4 establishes requirements for off-street PARKING SPACES and LOADING
BERTHS:

1)

)

(3)

(4)

Section 7.4.1 A. establishes general provisions for off-street parking.
a. Section 7.4.1 A.1. states, “All off-street PARKING SPACES shall be
located on the same LOT or tract of land as the USE served.”

b. Section 7.4.1 A.2. states, “All spaces for the accommodation of an
AUTOMOBILE shall total at least 300 square feet including both parking
and maneuvering area.”

C. Section 7.4.1 A.3.a. states, “No such space shall be located less than 10 feet
from any FRONT LOT LINE.”

d. Section 7.4.1 A.3.b. states, “No such space shall be located less than five
feet from any side or REAR LOT LINE.”

Section 7.4.1 B. establishes the minimum size of off-street PARKING SPACES
shall be at least nine feet wide by 20 feet long.

For parking purposes, the Zoning Administrator has determined that a DATA
CENTER requires one parking space per 200 square feet of building area.

Section 7.4.1 C. establishes parking for off-street commercial establishments.

a. Section 7.4.1 C.1. states, “Such PARKING SPACE for the accommodation
of a heavy motor truck, MOTOR BUS, or other VEHICLE shall be of
dimensions herein specified for an off-STREET LOADING BERTH.”

b. Section 7.4.1 C.2. states, “The number of such PARKING SPACES shall be
the sum of the individual requirements of the various individual
ESTABLISHMENTS computed separately in accordance with this section.
Such PARKING SPACES for one such ESTABLISHMENT shall not be
considered as providing the number of such PARKING SPACES for any
other ESTABLISHMENT.”

C. Section 7.4.1 C.3. requires establishments that are not specifically
mentioned in the ordinance to provide one parking space for every 200
square feet of floor area or portion thereof.

d. Section 7.4.1 C.4. states, “Required parking SCREENS for commercial

ESTABLISHMENTS shall be provided as follows:

@ Parking areas for more than four vehicles of no more than 8,000
pounds gross vehicle weight each, excluding any vehicles used for
hauling solid waste except those used for hauling construction debris
and other inert materials, located within any YARD abutting any
residential DISTRICT or visible from and located within 100 feet
from the BUILDING RESTRICTION LINE of a lot containing a
DWELLING conforming as to USE shall be screened with a Type A



(b)
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SCREEN except that a TYPE B SCREEN may be erected along the
rear LOT LINE of the business PROPERTY.

Parking areas for any number of vehicles exceeding 8,000 pounds
in gross vehicle weight each or any number of vehicles used for
hauling solid waste except those used for hauling construction
debris and other inert materials located within any YARD abutting
any residential DISTRICT or visible from and located within 100
feet from the BUILDING RESTRICTION LINE of a lot containing
a DWELLING conforming as to USE shall be screened with a Type
D SCREEN.”

5) Section 7.4.2 refers to off-street LOADING BERTHS for commercial uses:
a. Section 7.4.2 A. establishes general provisions for LOADING BERTHS.

(@)

(b)

(©)

(d)

All LOADING BERTHS shall have vertical clearance of at least 14
feet.

All LOADING BERTHS shall be designed with appropriate means
of vehicular access to a STREET or ALLEY in a manner which will
least interfere with traffic movement.

No VEHICLE repair or service work shall be performed on any
LOADING BERTH.

No LOADING BERTH shall be located less than 10 feet from any
FRONT LOT LINE and less than five feet from any side or REAR
LOT LINE.

b. Section 7.4.2 C. states, “Off-street LOADING BERTHS for commercial
ESTABLISHMENTS shall be provided as follows:

(@)

(b)

(©)

All LOADING BERTHS shall be located on the same LOT or tract
of land as the ESTABLISHMENT served except when serving
adjacent ESTABLISHMENTS when the LOADING BERTH
requirement is sufficient to serve both ESTABLISHMENTS.

No such BERTH shall be located within any YARD abutting a
residential DISTRICT or located less than 100 feet from the
BUILDING RESTRICTION LINE of any LOT in the R DISTRICT
or any LOT containing a DWELLING conforming as to USE unless
such BERTH is screened from public view by a Type C SCREEN. If
the berth is located adjacent to an elevated loading dock, however, a
Type D SCREEN shall be used to screen both the loading berth and
the loading dock.

No LOADING BERTH shall be located within 50 feet of the nearest
point of intersection of two STREETS.



Cases 079-S-22 & 081-V-22

Page 8 of 27

Cases 082-S-22/083-S-22/084-V-22
ZBA 01/26/23, Attachment O Page 8 of 27

PRELIMINARY DRAFT

d) All LOADING BERTHS shall be improved with a compacted base
at least six inches thick and shall be surfaced with at least two inches
of some all-weather dustless material.

(e) Schedule of off-street LOADING BERTHS:

Floor Area of Minimum Required
ESTABLISHMENT in Number and Size of
Square Feet (Thousands) LOADING BERTHS

1-9.999 1 (12 x 40 feet)
10 — 24.999 2 (10 x 40 feet)
25-39.999 2 (10 x 70 feet)
40 -99.999 3 (10 x 70 feet)

100 - 249.999 4 (10 x 70 feet)

F. Paragraph 9.1.9 D. of the Zoning Ordinance requires the ZBA to make the following
findings for a variance:

That the requirements of Paragraph 9.1.9 C. have been met and justify granting the

variance. Paragraph 9.1.9 C. of the Zoning Ordinance states that a variance from

the terms of the Champaign County Zoning Ordinance shall not be granted by the

Board or the hearing officer unless a written application for a variance is submitted

demonstrating all of the following:

(1)

()

a.

That special conditions and circumstances exist which are peculiar to the
land or structure involved that are not applicable to other similarly situated
land or structures elsewhere in the same district.

That practical difficulties or hardships created by carrying out the strict
letter of the regulations sought to be varied prevent reasonable and
otherwise permitted use of the land or structures or construction on the lot.

That the special conditions, circumstances, hardships, or practical
difficulties do not result from actions of the Applicant.

That the granting of the variance is in harmony with the general purpose
and intent of the Ordinance.

That the granting of the variance will not be injurious to the neighborhood,
or otherwise detrimental to the public health, safety, or welfare.

That the variance is the minimum variation that will make possible the reasonable
use of the land or structure, as required by subparagraph 9.1.9 D.2.

G. Section 9.1.11 requires that a Special Use Permit shall not be granted by the Zoning Board of
Appeals unless the public hearing record and written application demonstrate the following:
That the Special Use is necessary for the public convenience at that location;

1)
)

That the Special Use is so designed, located, and proposed as to be operated so
that it will not be injurious to the DISTRICT in which it shall be located or



©)

(4)

()
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otherwise detrimental to the public welfare except that in the CR, AG-1, and AG-2

DISTRICTS the following additional criteria shall apply:

a. The property is either BEST PRIME FARMLAND and the property with
proposed improvements in WELL SUITED OVERALL or the property is
not BEST PRIME FARMLAND and the property with proposed
improvements is SUITED OVERALL.

b. The existing public services are available to support the proposed SPECIAL
USE effectively and safely without undue public expense.

C. The existing public infrastructure together with proposed improvements is
adequate to support the proposed development effectively and safely
without undue public expense.

That the Special Use conforms to the applicable regulations and standards of and
preserves the essential character of the DISTRICT in which it shall be located,
except where such regulations and standards are modified by Section 6.

That the Special Use is in harmony with the general purpose and intent of this
ordinance.

That in the case of an existing NONCONFORMING USE, it will make such USE
more compatible with its surroundings.

Paragraph 9.1.11.D.1. states that a proposed Special Use that does not conform to the
standard conditions requires only a waiver of that particular condition and does not require
a variance. Regarding standard conditions:

1)

()

The Ordinance requires that a waiver of a standard condition requires the following

findings:

a. that the waiver is in accordance with the general purpose and intent of the
ordinance; and

b. that the waiver will not be injurious to the neighborhood or to the public
health, safety, and welfare.

However, a waiver of a standard condition is the same thing as a variance and

Illinois law (55ILCS/ 5-12009) requires that a variance can only be granted in

accordance with general or specific rules contained in the Zoning Ordinance and

the VARIANCE criteria in paragraph 9.1.9 C. include the following in addition to

criteria that are identical to those required for a waiver:

a. Special conditions and circumstances exist which are peculiar to the land or
structure involved, which are not applicable to other similarly situated land
and structures elsewhere in the same district.

b. Practical difficulties or hardships created by carrying out the strict letter of
the regulations sought to be varied will prevent reasonable or otherwise
permitted use of the land or structure or construction
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C. The special conditions, circumstances, hardships, or practical difficulties do
not result from actions of the applicant.

3 Including findings based on all of the criteria that are required for a VARIANCE
for any waiver of a standard condition will eliminate any concern related to the
adequacy of the required findings for a waiver of a standard condition and will still
provide the efficiency of not requiring a public hearing for a VARIANCE, which
was the original reason for adding waivers of standard conditions to the Ordinance.

Paragraph 9.1.11. D.2. states that in granting any SPECIAL USE permit, the BOARD may
prescribe SPECIAL CONDITIONS as to appropriate conditions and safeguards in
conformity with the Ordinance. Violation of such SPECIAL CONDITIONS when made a
party of the terms under which the SPECIAL USE permit is granted, shall be deemed a
violation of this Ordinance and punishable under this Ordinance.

Regarding the requested variance:
1) The minimum number of required parking spaces is established in Section 7.4.1
C.3. of the Zoning Ordinance.

@) The minimum number of loading berths is established in Section 7.4.1 C.5. of the
Zoning Ordinance.

GENERALLY REGARDING WHETHER THE SPECIAL USE IS NECESSARY FOR THE PUBLIC CONVENIENCE
AT THIS LOCATION

7.

Generally regarding the Zoning Ordinance requirement that the proposed Special Use is necessary
for the public convenience at this location:

A

The Petitioner testified on the application, “This land has been purchased and an
Ameren Interconnect Agreement is in place. Additionally the proximity to the power
substation is a benefit to help distribute the solar generated power. Adding a data
center to this location will allow it to operate off of solar generated power.”

The petitioner has already purchased the property, which is adjacent to the necessary
power infrastructure.

GENERALLY REGARDING WHETHER THE SPECIAL USE WILL BE INJURIOUS TO THE DISTRICT OR
OTHERWISE INJURIOUS TO THE PUBLIC WELFARE

8.

Generally regarding the Zoning Ordinance requirement that the proposed Special Use be designed,
located, and operated so that it will not be injurious to the District in which it shall be located, or
otherwise detrimental to the public welfare:

A

The Petitioner have testified on the application, “The project is designed around being
hidden from view. It is set back from the road to allow for future development as well
as having a vegetative fencing to help with all noise and aesthetic issues.”

Regarding surface drainage:
1) The subject property generally drains from a central high point to the north and
south.
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Regarding impacts on traffic:

1) The subject property is located on Market Street. The pavement surface of Market
Street near the subject property is a two-lane paved and marked surface that is
approximately 24 feet wide with 8 foot wide paved shoulders.

(@) The Illinois Department of Transportation measures traffic on various roads
throughout the County and determines the annual average 24-hour traffic volume for
those roads and reports it as Average Daily Traffic (ADT). The most recent ADT
data is from 2021near the subject property. Market Street south of the 1-57
interchange had an ADT of 5,550.

(3) The Hensley Township Highway Commissioner was notified of the hearing for this
case and no comments have been received.

Regarding fire protection:

1) The subject property is located within the Thomasboro Fire Protection District and
is approximately 7.1 road miles from the Thomasboro Fire Station. The Fire Chief
was notified of these cases, and no comments have been received.

No part of the subject property is located within a mapped floodplain.

The soil on the 21-acre subject property is Best Prime Farmland and consists of 152A
Drummer silty clay loam, 198A Elburn silt loam, and 679B Blackberry silt, and has an
average Land Evaluation score of 100.

Regarding outdoor lighting on the subject property, the application received December 14,
2022, does not indicate outdoor lighting. A special condition has been added to ensure
compliance for any future outdoor lighting installation.

Regarding wastewater treatment and disposal on the subject property, there is no wastewater
treatment and disposal required or planned for the proposed project.

Regarding life safety considerations related to the proposed Special Use:
1) Champaign County has not adopted a building code. Life safety considerations are
considered to a limited extent in Champaign County land use regulation as follows:
a. The Office of the State Fire Marshal has adopted the Code for Safety to Life
from Fire in Buildings and Structures as published by the National Fire
Protection Association (NFPA 101) 2000 edition, Life Safety Code, as the
code for Fire Prevention and Safety as modified by the Fire Prevention and
Safety Rules, 41 1ll. Adm Code 100, that applies to all localities in the State
of Illinois.

b. The Office of the State Fire Marshal is authorized to enforce the Fire
Prevention and Safety Rules and the code for Fire Prevention and Safety
and will inspect buildings based upon requests of state and local
government, complaints from the public, or other reasons stated in the Fire
Prevention and Safety Rules, subject to available resources.
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The Office of the State Fire Marshal currently provides a free building plan
review process subject to available resources and subject to submission of
plans prepared by a licensed architect, professional engineer, or professional
designer that are accompanied by the proper Office of State Fire Marshal
Plan Submittal Form.

Compliance with the code for Fire Prevention and Safety is mandatory for
all relevant structures anywhere in the State of Illinois whether or not the
Office of the State Fire Marshal reviews the specific building plans.

Compliance with the Office of the State Fire Marshal’s code for Fire
Prevention and Safety is not required as part of the review and approval of
Zoning Use Permit Applications.

The Illinois Environmental Barriers Act (IEBA) requires the submittal of a
set of building plans and certification by a licensed architect that the
specific construction complies with the Illinois Accessibility Code for all
construction projects worth $50,000 or more and requires that compliance
with the Illinois Accessibility Code be verified for all Zoning Use Permit
Applications for those aspects of the construction for which the Zoning Use
Permit is required.

The Illinois Accessibility Code incorporates building safety provisions very
similar to those of the code for Fire Prevention and Safety.

The certification by an Illinois licensed architect that is required for all
construction projects worth $50,000 or more should include all aspects of
compliance with the Illinois Accessibility Code including building safety
provisions very similar to those of the code for Fire Prevention and Safety.

When there is no certification required by an Illinois licensed architect, the
only aspects of construction that are reviewed for Zoning Use Permits and
which relate to aspects of the Illinois Accessibility Code are the number and
general location of required building exits.

Verification of compliance with the Illinois Accessibility Code applies only
to exterior areas. With respect to interiors, it means simply checking that the
required number of building exits is provided and that they have the
required exterior configuration. This means that other aspects of building
design and construction necessary to provide a safe means of egress from
all parts of the building are not checked.

J. Other than as reviewed elsewhere in this Summary of Evidence, there is no evidence to
suggest that the proposed Special Use will generate either nuisance conditions such as
odor, noise, vibration, glare, heat, dust, electromagnetic fields or public safety hazards such
as fire, explosion, or toxic materials release, that are in excess of those lawfully permitted
and customarily associated with other uses permitted in the zoning district.



Cases 082-S-22/083-S-22/084-V-22
ZBA 01/26/23, Attachment O Page 13 of 27

Cases 079-S-22 & 081-V-22
Page 13 of 27

PRELIMINARY DRAFT

GENERALLY REGARDING WHETHER THE SPECIAL USE CONFORMS TO APPLICABLE REGULATIONS AND
STANDARDS AND PRESERVES THE ESSENTIAL CHARACTER OF THE DISTRICT

9.

Generally regarding the Zoning Ordinance requirement that the proposed Special Use conform to
all applicable regulations and standards and preserve the essential character of the District in
which it shall be located, except where such regulations and standards are modified by Section 6
of the Ordinance:

The Petitioner have testified on the application, “By installing a solar array with native
pollinator habitat put throughout the array it will help retain the essential character
of the land for years to come.”

A

Regarding compliance with the Zoning Ordinance:

1)

)

(3)

Section 5.2 authorizes a DATA CENTER as a Special Use only in the AG-2, B-4

and I-1 Zoning Districts.

a. The data center will be located in the AG-2 Zoning District part of the
subject property.

Regarding parking on the subject property for the proposed special use:

a. As interpreted by the Zoning Administrator, a DATA CENTER requires
one parking space per 200 square feet of building area and must provide
accessible parking.

@) The proposed building is 1,344 square feet, which requires seven
parking spaces. The petitioner has requested a waiver for providing
two parking spaces in lieu of seven spaces.

(b) The Illinois Accessibility Code requires one accessible parking
space. A special condition has been added to ensure compliance
with the Illinois Accessibility Code.

b. Section 7.4.1 C.4. provides parking SCREEN requirements for commercial
establishments. No screening is required for the parking area because it is
more than 100 feet from the building restriction line of a lot containing a
dwelling.

Regarding the required LOADING BERTHS:

a. For commercial facilities with 1,000 to 9999 square feet in floor area, one
12 feet by 40 feet LOADING BERTH must be constructed per the
requirements in Section 7.4.2.

@) The petitioner has requested a variance from this requirement.

Regarding compliance with the Storm Water Management and Erosion Control Ordinance:

1)

()

The proposed Special Use is not exempt from the Storm Water Management and
Erosion Control Ordinance. A Storm Water Drainage Plan and detention basin will
be required if more than 16% of the subject property is impervious area, including
gravel, buildings, and solar array rack posts.

A special condition has been added to ensure compliance with the Ordinance.
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D.

Regarding the Special Flood Hazard Areas Ordinance, no part of the subject property is
located within the mapped floodplain.

Regarding the Subdivision Regulations, the subject property is located in the City of
Champaign subdivision jurisdiction and the subject property is in compliance.

The proposed Special Use must comply with the Illinois Accessibility Code, which is not a

County ordinance or policy and the County cannot provide any flexibility regarding that

Code. A Zoning Use Permit cannot be issued for any part of the proposed Special Use

until full compliance with the Illinois Accessibility Code has been indicated in drawings.

1) A special condition has been added to ensure compliance with the Illinois
Accessibility Code.

GENERALLY REGARDING WHETHER THE SPECIAL USE IS IN HARMONY WITH THE GENERAL PURPOSE
AND INTENT OF THE ORDINANCE

10. Regarding the Zoning Ordinance requirement that the proposed Special Use be in harmony with
the general intent and purpose of the Ordinance:

A.

Regarding the proposed Special Use:
1) In the AG-2 Zoning District, Section 5.2 authorizes a DATA CENTER only via
Special Use.

Regarding whether the proposed Special Use Permit is in harmony with the general intent

of the Zoning Ordinance:

1) Subsection 5.1.2 of the Ordinance states the general intent of the AG-2 District as
follows (capitalized words are defined in the Ordinance):

The AG-2 Agriculture DISTRICT is intended to prevent scattered indiscriminate
urban development and to preserve the AGRICULTURAL nature within areas
which are predominately vacant and which presently do not demonstrate any
significant potential for development. This DISTRICT is intended generally for
application to areas within one and one-half miles of existing communities in the
COUNTY.

(@) The types of uses authorized in the AG-2 District are in fact the types of uses that
have been determined to be acceptable in the AG-2 District. Uses authorized by
Special Use Permit are acceptable uses in the district provided that they are
determined by the ZBA to meet the criteria for Special Use Permits established in
paragraph 9.1.11 B. of the Ordinance.

Regarding whether the proposed Special Use Permit is in harmony with the general

purpose of the Zoning Ordinance:

1) Paragraph 2.0 (a) of the Ordinance states that one purpose of the zoning regulations
and standards that have been adopted and established is to secure adequate light,
pure air, and safety from fire and other dangers.
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This purpose is directly related to the limits on building coverage and the minimum
yard requirements in the Ordinance, and the proposed site plan appears to be in
compliance with those requirements.

(2)  Paragraph 2.0 (b) of the Ordinance states that one purpose of the zoning regulations
and standards that have been adopted and established is to conserve the value of
land, BUILDINGS, and STRUCTURES throughout the COUNTY.

It is not clear whether the proposed Special Use will have any impact on the value
of nearby properties without a formal real estate appraisal, which has not been
requested nor provided, and so any discussion of values is necessarily general.

3 Paragraph 2.0 (c) of the Ordinance states that one purpose of the zoning regulations
and standards that have been adopted and established is to lessen and avoid
congestion in the public streets.

The proposed Special Use is unlikely to significantly increase traffic.

(4)  Paragraph 2.0 (d) of the Ordinance states that one purpose of the zoning regulations
and standards that have been adopted and established is to lessen and avoid hazards
to persons and damage to property resulting from the accumulation of runoff of
storm or flood waters.

a. No part of the subject property is in the Special Flood Hazard Area.

b. The proposed Special Use is not exempt from the Storm Water Management
and Erosion Control Ordinance. A Storm Water Drainage Plan and
detention basin will be required if more than 16% of the subject property is
impervious area, including gravel, buildings, and solar array rack posts.

@ A special condition has been added to ensure compliance.

(5)  Paragraph 2.0 (e) of the Ordinance states that one purpose of the zoning regulations
and standards that have been adopted and established is to promote the public
health, safety, comfort, morals, and general welfare.

a. Regarding public safety, this purpose is similar to the purpose established in
paragraph 2.0 (a) and is in harmony to the same degree.

b. Regarding public comfort and general welfare, this purpose is similar to the
purpose of conserving property values established in paragraph 2.0 (b) and
is in harmony to the same degree.

C. No comments have been received regarding the proposed Special Use.

(6) Paragraph 2.0 (f) states that one purpose of the Ordinance is regulating and limiting
the height and bulk of BUILDINGS and STRUCTURES hereafter to be erected; and
paragraph 2.0 (g) states that one purpose is establishing, regulating, and limiting the
BUILDING or SETBACK lines on or along any STREET, trafficway, drive or
parkway; and paragraph 2.0 (h) states that one purpose is regulating and limiting the
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(7)

(8)

9)

(10)

intensity of the USE of LOT AREAS, and regulating and determining the area of
OPEN SPACES within and surrounding BUILDINGS and STRUCTURES.

These three purposes are directly related to the limits on building height and building
coverage and the minimum setback and yard requirements in the Ordinance and the
proposed site plan appears to be in compliance with those limits.

Paragraph 2.0 (i) of the Ordinance states that one purpose of the Ordinance is
classifying, regulating, and restricting the location of trades and industries and the
location of BUILDINGS, STRUCTURES, and land designed for specified
industrial, residential, and other land USES; and paragraph 2.0 (j.) states that one
purpose is dividing the entire COUNTY into DISTRICTS of such number, shape,
area, and such different classes according to the USE of land, BUILDINGS, and
STRUCTURES, intensity of the USE of LOT AREA, area of OPEN SPACES, and
other classification as may be deemed best suited to carry out the purpose of the
ordinance; and paragraph 2.0 (K) states that one purpose is fixing regulations and
standards to which BUILDINGS, STRUCTURES, or USES therein shall conform;
and paragraph 2.0 (1) states that one purpose is prohibiting USES, BUILDINGS,
OR STRUCTURES incompatible with the character of such DISTRICT.

Harmony with these four purposes requires that the special conditions of approval
sufficiently mitigate or minimize any incompatibilities between the proposed
Special Use Permit and adjacent uses, and that the special conditions adequately
mitigate any problematic conditions.

Paragraph 2.0 (m) of the Ordinance states that one purpose of the zoning regulations
and standards that have been adopted and established is to prevent additions to and
alteration or remodeling of existing buildings, structures, or uses in such a way as to
avoid the restrictions and limitations lawfully imposed under this ordinance.

The proposed DATA CENTER will be a new building.

Paragraph 2.0 (n) of the Ordinance states that one purpose of the zoning regulations
and standards that have been adopted and established is to protect the most productive
agricultural lands from haphazard and unplanned intrusions of urban uses.

The proposed Special Use does not meet the definition of either “urban
development” or “urban land use” as defined in the Appendix to Volume 2 of the
Champaign County Land Resource Management Plan.

Paragraph 2.0 (o) of the Ordinance states that one purpose of the zoning regulations
and standards that have been adopted and established is to protect natural features
such as forested areas and watercourses.

There are no natural features on the subject property.
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Paragraph 2.0 (p) of the Ordinance states that one purpose of the zoning regulations
and standards that have been adopted and established is to encourage the compact
development of urban areas to minimize the cost of development of public utilities
and public transportation facilities.

The proposed Special Use does not meet the definition of either “urban
development” or “urban land use” as defined in the Appendix to Volume 2 of the
Champaign County Land Resource Management Plan.

Paragraph 2.0 (q) of the Ordinance states that one purpose of the zoning regulations
and standards that have been adopted and established is to encourage the
preservation of agricultural belts surrounding urban areas, to retain the agricultural
nature of the County, and the individual character of existing communities.

The subject property is a relatively small tract of land in crop production that is
within one and one-half miles of the City of Champaign.

Paragraph 2.0 (r) of the Ordinance states that one purpose of the zoning regulations
and standards that have been adopted and established is to provide for the safe and
efficient development of renewable energy sources in those parts of the COUNTY
that are most suited to their development.

The proposed Special Use will not hinder the development of renewable energy
sources.

GENERALLY REGARDING WHETHER THE SPECIAL USE IS AN EXISTING NONCONFORMING USE

11.

Regarding the Zoning Ordinance requirement that in the case of an existing NONCONFORMING
USE the granting of the Special Use Permit will make the use more compatible with its

surroundings:
A.

B.

The Petitioner stated on the application, “There are multiple commercial properties
adjacent to this parcel, including a truck stop, truck repair businesses.”

The proposed use is not an existing non-conforming use.

RELATED TO THE VARIANCE, GENERALLY REGARDING SPECIAL CONDITIONS THAT MAY BE PRESENT

12.

Generally regarding the Zoning Ordinance requirement of a finding that special conditions and
circumstances exist which are peculiar to the land or structure involved that are not applicable to
other similarly situated land or structures elsewhere in the same district:

The Petitioner has testified on the application, “There won’t be a constant stream of
deliveries at this location after initial construction. It will be an unmanned facility.”

A

The proposed data center will be monitored remotely and will have only occasional visits
by employees for maintenance. There is therefore limited need for parking and no need for
a loading berth.
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RELATED TO THE VARIANCE, GENERALLY REGARDING ANY PRACTICAL DIFFICULTIES OR HARDSHIPS
RELATED TO CARRYING OUT THE STRICT LETTER OF THE ORDINANCE

13. Generally regarding the Zoning Ordinance requirement of a finding that practical difficulties or
hardships related to carrying out the strict letter of the regulations sought to be varied prevent
reasonable and otherwise permitted use of the land or structures or construction on the lot:

A. The Petitioner has testified on the application, “We want to maintain as much natural
habitat as possible and not put concrete on the land.”

B. Without the proposed variance, the petitioner would have to utilize area set aside for the
proposed PV SOLAR ARRAY for parking and loading berth areas.

RELATED TO THE VARIANCE, GENERALLY PERTAINING TO WHETHER OR NOT THE PRACTICAL
DIFFICULTIES OR HARDSHIPS RESULT FROM THE ACTIONS OF THE APPLICANT

14, Generally regarding the Zoning Ordinance requirement for a finding that the special conditions,
circumstances, hardships, or practical difficulties do not result from the actions of the Applicant:
A The Petitioner has testified on the application, “No, we just want to keep the land free of
concrete as much as possible.”

B. The petitioner does not expect any visitors to the DATA CENTER and only occasional
visits by employees. They do not anticipate a need for a loading berth.

GENERALLY PERTAINING TO WHETHER OR NOT THE VARIANCE IS IN HARMONY WITH THE GENERAL
PURPOSE AND INTENT OF THE ORDINANCE

15.  Generally regarding the Zoning Ordinance requirement for a finding that the granting of the
variance is in harmony with the general purpose and intent of the Ordinance:
A. The Petitioner has testified on the application, “It will allow more of the land to be used
for farming or natural pollinator habitat.”

B. Regarding the proposed variance for two parking spaces in lieu of seven parking spaces:

the requested variance is 29% of the minimum required, for a variance of 71%.

1) Regarding the requirements for the minimum number of parking spaces: the Zoning
Ordinance does not clearly state the considerations that underlie the parking
requirements. Presumably, the parking space requirements are intended to ensure
that employees, customers, and deliverers of goods and services have ample room
to park safely in consideration of pedestrians and other roadway users.

(@) The petitioner does not anticipate visitors or deliveries at this site. They do not
expect many employee visits because the DATA CENTER will be monitored
remotely.

C. Regarding the proposed variance for no loading berth in lieu of one loading berth: the
requested variance is 0% of the minimum required, for a variance of 100%.
1) Regarding the minimum requirements for the number of loading berths: off-street
loading berths are presumably required to minimize congestion in the street when
deliveries are made.
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@) The petitioner does not anticipate deliveries at this site other than during
construction.

The requested variance is not prohibited by the Zoning Ordinance.

GENERALLY PERTAINING TO THE EFFECTS OF THE REQUESTED VARIANCE ON THE NEIGHBORHOOD AND
THE PUBLIC HEALTH, SAFETY, AND WELFARE

16.  Generally regarding the Zoning Ordinance requirement for a finding that the granting of the variance
will not be injurious to the neighborhood, or otherwise detrimental to the public health, safety, or

welfare:

A. The Petitioner has testified on the application, “There will still be parking areas and
space off street for cars to prevent traffic issues.”

B. The Hensley Township Road Commissioner has been notified of this variance and no
comments have been received.

C. The Thomasboro Fire Protection District has been notified of this variance and no
comments have been received.

D. No comments have been received for the proposed variance.

GENERALLY REGARDING ANY OTHER JUSTIFICATION FOR THE VARIANCE

17.  Generally regarding any other circumstances that justify the Variance:

A

The Petitioner did not provide a response on the application.

GENERALLY REGARDING PROPOSED SPECIAL CONDITIONS OF APPROVAL

18. Regarding proposed special conditions of approval for the Special Use Permit in Case 082-S-22:

A.

The Zoning Administrator shall not issue a Zoning Compliance Certificate for the
proposed special use until the petitioner has demonstrated that the proposed Special
Use complies with the Illinois Accessibility Code.

The special condition stated above is required to ensure the following:
That the proposed Special Use meets applicable State requirements for
accessibility.

The Zoning Administrator shall not authorize a Zoning Compliance Certificate until
the petitioner has demonstrated that any new or proposed exterior lighting on the
subject property will comply with the lighting requirements of Section 6.1.2.

The special condition stated above is required to ensure the following:
That the proposed use is in compliance with the Zoning Ordinance.

The Zoning Administrator shall not authorize a Zoning Compliance Certificate
authorizing occupancy of the proposed building until the Zoning Administrator has
received a certification of inspection from an Illinois Licensed Architect or other
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qualified inspector certifying that the new buildings comply with the following codes:
(A) the current edition or most recent preceding edition of the International Building

Code, and (B) the current edition or most recent preceding edition of the National
Electrical Code NFPA 70.

The special condition stated above is required to ensure the following:
New commercial buildings shall be in conformance with Public Act 96-704.
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DOCUMENTS OF RECORD

1.

Applications for Special Use Permits and Variance received December 14, 2022, with
attachments:

IOTMMOOW>

Site Plan and Landscape Plan

Plat of Survey

Project Narrative

Specifications sheets for Sunny Highpower Peak 3 inverter
Specifications sheets for VSUN545-144BMH-DG solar panels
Terrasmart specification sheets

Standard Agreement for Interconnection with Ameren

Project contact information

Email from Rob Kowalski, City of Champaign, received December 27, 2022

Revised Site Plan received January 4, 2023

Preliminary Memorandum dated January 18, 2023, with attachments:

A
B
C
D
E
F
G
H
I

oz X«

o

Case Maps (Location, Land Use, Zoning)

Revised Site Plan received January 4, 2023

Landscape Plan received December 14, 2022

Plat of Survey received December 14, 2022

Specifications sheets for Sunny Highpower Peak 3 inverter

Specifications sheets for VSUN545-144BMH-DG solar panels

Terrasmart specification sheets

Weed control plan received December 29, 2022

Natural Resources Information Report created by Champaign County Soil and Water
Conservation District (will be handed out at January 26, 2023 meeting)

Email from Rob Kowalski, City of Champaign, received December 27, 2022

LRMP Land Use Goals, Objectives, and Policies (available on ZBA meetings website)
LRMP Appendix of Defined Terms (available on ZBA meetings website)

Right to Farm Resolution 3425

Site Visit Photos taken December 21, 2022

Summary of Evidence, Finding of Fact, and Final Determination for Cases 082-S-22 and
084-V-22 dated January 26, 2023

Summary of Evidence, Finding of Fact, and Final Determination for Case 083-S-22 dated
January 26, 2023
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SUMMARY DRAFT FINDINGS OF FACT FOR CASES 082-S-22 & 084-V-22

From the documents of record and the testimony and exhibits received at the public hearing for zoning
cases 082-S-22 and 084-V-22 held on January 26, 2023, the Zoning Board of Appeals of Champaign
County finds that:
1. The requested Special Use Permit {IS / IS NOT} necessary for the public convenience at this
location because:
a. The petitioner has already purchased the property, which is adjacent to necessary power
infrastructure.

2. The requested Special Use Permit {SUBJECT TO THE SPECIAL CONDITIONS IMPOSED
HEREIN} is so designed, located, and proposed to be operated so that it {WILL NOT / WILL} be
injurious to the district in which it shall be located or otherwise detrimental to the public health,
safety, and welfare because:

a. The street has {ADEQUATE / INADEQUATE} traffic capacity and the entrance location
has {ADEQUATE / INADEQUATE} visibility because:

a. Traffic volumes are not expected to increase significantly other than during
construction of the project.
b. Notice was also sent to the Township Supervisor and the Township Road

Commissioner, and no comments have been received.

b. Emergency services availability is {ADEQUATE / INADEQUATE]} because:
a. The subject property is located approximately 7.1 road miles from the
Thomasboro Fire Station. The Fire Chief was notified of these cases, and no
comments have been received.

C. The Special Use {WILL / WILL NOT} be compatible with adjacent uses because:
a. The subject property is surrounded by agriculture and commercial uses.

d. Surface and subsurface drainage will be {ADEQUATE / INADEQUATE} because:
a. No part of the subject property is located within a mapped floodplain.
b. A Storm Water Drainage Plan and detention basin will be required if more than
16% of the subject property is impervious area, including gravel, buildings, and
solar array rack posts, per the Storm Water Management and Erosion Control
Ordinance.

e. Public safety will be {ADEQUATE / INADEQUATE} because:

a. The subject property is located approximately 7.1 road miles from the
Thomasboro Fire Station. The Fire Chief was notified of these cases, and no
comments have been received.

b. Notice was also sent to the Township Supervisor and Township Road
Commissioner, and no comments have been received.

f. The provisions for parking will be {ADEQUATE / INADEQUATE} because:
a. There is no significant increase in traffic expected for the DATA CENTER.
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g. The property {IS/IS NOT} WELL SUITED OVERALL for the proposed improvements
{because*}:
a. The site can be safely and soundly accommodated using simple engineering and
common, easily maintained construction methods with no unacceptable negative
effects on neighbors or the general public.

h. Existing public services {ARE/ARE NOT} available to support the proposed SPECIAL
USE without undue public expense {because*}:
a. No additional public services are necessary for the proposed development.

I. Existing public infrastructure together with the proposed development {IS/IS NOT}
adequate to support the proposed development effectively and safely without undue public
expense {because*}:

a. No new public infrastructure is required for the proposed development.

The Board may include other relevant considerations as necessary or desirable in each case.
The Board may include additional justification if desired, but it is not required.

The requested Special Use Permit {SUBJECT TO THE SPECIAL CONDITIONS IMPOSED
HEREIN} {DOES / DOES NOT} conform to the applicable regulations and standards of the
DISTRICT in which it is located.

The requested Special Use Permit {SUBJECT TO THE SPECIAL CONDITIONS IMPOSED

HEREIN} {DOES / DOES NOT} preserve the essential character of the DISTRICT in which it is

located because:

a. The Special Use will be designed to {CONFORM / NOT CONFORM} to all relevant
County ordinances and codes.

b. The Special Use {WILL / WILL NOT} be compatible with adjacent uses.

C. Public safety will be {ADEQUATE / INADEQUATE}.

The requested Special Use Permit {SUBJECT TO THE SPECIAL CONDITIONS IMPOSED
HEREIN} {IS / IS NOT} in harmony with the general purpose and intent of the Ordinance
because:

a. The Special Use is authorized in the District.
b. The requested Special Use Permit {IS/ IS NOT} necessary for the public convenience at
this location.

C. The requested Special Use Permit {SUBJECT TO THE SPECIAL CONDITIONS
IMPOSED HEREIN} is so designed, located, and proposed to be operated so that it
{WILL /WILL NOT} be injurious to the district in which it shall be located or otherwise
detrimental to the public health, safety, and welfare.

d. The requested Special Use Permit {SUBJECT TO THE SPECIAL CONDITIONS
IMPOSED HEREIN} {DOES / DOES NOT} preserve the essential character of the
DISTRICT in which it is located.

The requested Special Use IS NOT an existing non-conforming use.

Regarding the variance:
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a.

Special conditions and circumstances {DO / DO NOT} exist which are peculiar to the land

or structure involved, which are not applicable to other similarly situated land and

structures elsewhere in the same district because:

a. The proposed data center will be monitored remotely and will have only
occasional visits by employees for maintenance. There is therefore limited need
for parking and no need for a loading berth.

Practical difficulties or hardships created by carrying out the strict letter of the regulations

sought to be varied {WILL / WILL NOT} prevent reasonable or otherwise permitted use of

the land or structure or construction because:

a. Without the proposed variance, the petitioner would have to utilize area set aside
for the proposed PV SOLAR ARRAY for parking and loading berth areas.

The special conditions, circumstances, hardships, or practical difficulties {DO / DO NOT}
result from actions of the applicant because:
a. The petitioner does not anticipate visitors or deliveries at this site.

The requested variance {SUBJIECTTO-THEPROROSED-CONDITHON]} {IS/ IS NOT}

in harmony with the general purpose and intent of the Ordinance because:

a. The petitioner does not anticipate visitors or deliveries at this site. They do not
expect many employee visits because the DATA CENTER will be monitored
remotely.

The requested variance {SUBJECTFFO-THEPROROSED-CONDIHON} {WILL / WILL

NOT} be injurious to the neighborhood or otherwise detrimental to the public health,
safety, or welfare because: notice of the proposed variance was sent to relevant
jurisdictions, and no comments have been received.

The requested variance {SUBIECTTO-THEPROROSED-CONDITHON]} {IS/ IS NOT}

the minimum variation that will make possible the reasonable use of the land/structure

because:

a. The petitioner would have to reduce the size of the proposed PV SOLAR ARRAY
if they have to provide more parking and a loading berth.

7. {NO SPECIAL CONDITIONS ARE HEREBY IMPOSED / THE SPECIAL CONDITIONS
IMPOSED HEREIN ARE REQUIRED TO ENSURE COMPLIANCE WITH THE CRITERIA FOR

SPECIAL USE PERMITS AND FOR THE PARTICULAR PURPOSES DESCRIBED BELOW:

A

The Zoning Administrator shall not issue a Zoning Compliance Certificate for the
proposed special use until the petitioner has demonstrated that the proposed Special
Use complies with the Illinois Accessibility Code.

The special condition stated above is required to ensure the following:
That the proposed Special Use meets applicable State requirements for
accessibility.

The Zoning Administrator shall not authorize a Zoning Compliance Certificate until
the petitioner has demonstrated that any new or proposed exterior lighting on the
subject property will comply with the lighting requirements of Section 6.1.2.
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The special condition stated above is required to ensure the following:
That the proposed use is in compliance with the Zoning Ordinance.

The Zoning Administrator shall not authorize a Zoning Compliance Certificate
authorizing occupancy of the proposed buildings until the Zoning Administrator has
received a certification of inspection from an Illinois Licensed Architect or other
qualified inspector certifying that the new buildings comply with the following codes:
(A) the current edition or most recent preceding edition of the International Building
Code, and (B) the current edition or most recent preceding edition of the National
Electrical Code NFPA 70.

The special condition stated above is required to ensure the following:
New commercial buildings shall be in conformance with Public Act 96-704.
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FINAL DETERMINATION FOR CASE 082-S-22

The Champaign County Zoning Board of Appeals finds that, based upon the application, testimony, and
other evidence received in this case, the requirements of Section 9.1.11B. for approval {HAVE/ HAVE
NOT} been met, and pursuant to the authority granted by Section 9.1.6 B. of the Champaign County
Zoning Ordinance, determines that:

The Special Use requested in Case 082-S-22 is hereby {GRANTED/ GRANTED WITH SPECIAL
CONDITIONS / DENIED} to the applicant, Anthony Donato d.b.a. IAG Investments LLC, to
authorize the following:

Authorize a data center as a Special Use Permit in the AG-2 Agriculture Zoning District.

{SUBJECT TO THE FOLLOWING SPECIAL CONDITIONS:}
A. The Zoning Administrator shall not issue a Zoning Compliance Certificate for the
proposed special use until the petitioner has demonstrated that the proposed Special
Use complies with the Illinois Accessibility Code.

B. The Zoning Administrator shall not authorize a Zoning Compliance Certificate until
the petitioner has demonstrated that any new or proposed exterior lighting on the
subject property will comply with the lighting requirements of Section 6.1.2.

C. The Zoning Administrator shall not authorize a Zoning Compliance Certificate
authorizing occupancy of the proposed buildings until the Zoning Administrator has
received a certification of inspection from an Illinois Licensed Architect or other
qualified inspector certifying that the new buildings comply with the following codes:
(A) the current edition or most recent preceding edition of the International Building
Code, and (B) the current edition or most recent preceding edition of the National
Electrical Code NFPA 70.

The foregoing is an accurate and complete record of the Findings and Determination of the Zoning Board
of Appeals of Champaign County.

SIGNED: ATTEST:

Ryan Elwell, Chair Secretary to the Zoning Board of Appeals
Champaign County Zoning Board of Appeals
Date
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FINAL DETERMINATION FOR CASE 084-V-22

The Champaign County Zoning Board of Appeals finds that, based upon the application, testimony, and
other evidence received in this case, that the requirements for approval in Section 9.1.9.C {HAVE/ HAVE
NOT} been met, and pursuant to the authority granted by Section 9.1.6.B of the Champaign County Zoning
Ordinance, the Zoning Board of Appeals of Champaign County determines that:

The Variance requested in Case 084-V-22 is hereby {GRANTED/GRANTED WITH SPECIAL
CONDITIONS / DENIED} to the applicant, Anthony Donato d.b.a. IAG Investments LLC, to authorize
the following variance in the AG-2 Agriculture Zoning District:

Authorize the following variance for the data center proposed as a Special Use Permit in related
case 068-S-22:

Part A: Authorize a variance for two parking spaces in lieu of the minimum required seven
parking spaces, per Section 7.4.1 C.3. of the Zoning Ordinance.

Part B: Authorize a variance for no loading berth in lieu of the minimum required 1 loading
berth, per Section 7.4.1 C.5. of the Zoning Ordinance.

{SUBJECT TO THE FOLLOWING SPECIAL CONDITIONS: }

The foregoing is an accurate and complete record of the Findings and Determination of the Zoning Board
of Appeals of Champaign County.

SIGNED: ATTEST:

Ryan Elwell, Chair Secretary to the Zoning Board of Appeals

Champaign County Zoning Board of Appeals
Date
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SUMMARY OF EVIDENCE, FINDING OF FACT
AND FINAL DETERMINATION
of
Champaign County Zoning Board of Appeals

Final Determination:. {RECOMMEND APPROVAL / RECOMMEND DENIAL}

Date: {January 26, 2023}

Petitioner: Anthony Donato, d.b.a. IAG Investments LLC

Request: Authorize a photovoltaic solar array with a total nameplate capacity of 5
megawatts (MW), including access roads and wiring, as a second principal
use as a County Board Special Use Permit and including the following
waivers of standard conditions in the AG-2 Agriculture and B-3 Highway
Business Zoning Districts (other waivers may be necessary):

Part A: A waiver from providing a Decommissioning and Site
Reclamation Plan that includes cost estimates prepared by an Illinois
Licensed Professional Engineer prior to consideration of the Special Use
Permit by the Board, per Section 6.1.1 A.3.

Part B: A waiver from locating the PV Solar Array less than one and
one-half miles from an incorporated municipality with a zoning
ordinance per Section 6.1.5 B.(2)a.

Part C: A waiver from submitting a Roadway Upgrade and
Maintenance Agreement prior to consideration of the Special Use
Permit by the Board, per Section 6.1.5 G.(1).

Table of Contents

General Application INFOrMAtioN ... et e e besre e e sreenes 2-3
SPecific OrdinanCce REQUITEMENTS ... ....iiiiiieeeee ettt ettt ettt eesee s e sbesreenaesteaneesbesseeneeseeeseenaenneas 3-10
Sy LT T I LY AV T [ oo TSR 10- 36
[0 L1 g 1= L £ =T ol o OSSPSR 37
Case 083-S-22 FINAING OF FACT .........cciiiiiiieiee sttt ettt sttt e te et e eesaeeseesaeeneeneeeee e 38 -44

Case 083-S-22 FiNal DeIBIMINATION.......oieeereeieeee e ettt e e et ettt e e e s e s teteeessas e reteeesssaassrreeteeesssaeerrareees 45 — 47



Cases 082-S-22/083-S-22/084-V-22
ZBA 01/26/23, Attachment P Page 2 of 47

Case 083-S-22 PRELIMINARY DRAFT
Page 2 of 47

SUMMARY OF EVIDENCE

From the documents of record and the testimony and exhibits received at the public hearing conducted on
January 26, 2023, the Zoning Board of Appeals of Champaign County finds that:

1. Petitioner Anthony Donato, via IAG Investments LLC, owns the subject property. He is the sole
owner and shareholder in IAG Investments LLC.

2. The subject property is a 21-acre tract in the Northeast Quarter of the Southeast Quarter and the
Southeast Quarter of the Northeast Quarter of Section 24, Township 20 North, Range 8 East of the
Third Principal Meridian in Hensley Township that is located west of the Road Ranger facility
with an address of 4910 N Market St, Champaign.

3. Regarding municipal extraterritorial jurisdiction and township planning jurisdiction:
A. The subject property is within the one and one-half mile extraterritorial jurisdiction of the
City of Champaign, a municipality with zoning. Zoned municipalities do not have protest
rights in Special Use Permit cases, but are notified of such cases. Notice of the public
hearing was sent to the City.

B. The subject property is located within Hensley Township, which does have a Planning
Commission. Townships with Planning Commissions have protest rights on variances.

GENERALLY REGARDING LAND USE AND ZONING IN THE IMMEDIATE VICINITY

4. Regarding land use and zoning on the subject property and in the vicinity of the subject property:
A. The 21-acre subject property is split-zoned AG-2 Agriculture and B-3 Highway Business
and is in agricultural production.

B. Land to the north of the subject property is zoned B-3 Highway Business and is in
agricultural production.

C. Land to the east of the subject property has an annexation agreement with the City of
Champaign and is in use as a Road Ranger gas station and restaurant.

D. Land to the south of the subject property is zoned AG-2 Agriculture and is in agricultural
production.

E. Land to the west of the subject property is zoned AG-2 Agriculture and B-3 Highway
Business and is in agricultural production.

GENERALLY REGARDING THE PROPOSED SPECIAL USE

5. Regarding the Site Plan received December 14, 2022:
A Proposed features include:
1) Solar arrays cover the majority of the 21-acre tract.

(@) One 1,500 square foot data center would be located in the east-central part of the
subject property.
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3 Inverters would be located adjacent to the data center building.
4 An access road would lead from Market Street to the data center.
B. A revised Site Plan received January 4, 2023, indicated the following changes:
1) Inverters would be moved west toward the center of the subject property.
(2 :E_vergreen screening would be added along the south PV SOLAR ARRAY fence
ine.
3 The data center would be 56 feet by 24 feet (1,344 square feet).
4 Fencing has been moved and consolidated.
5) Arrays have been reconfigured.
C. There are no previous zoning permits for the subject property.
D. There are no previous zoning cases for the subject property.

GENERALLY REGARDING SPECIFIC ORDINANCE REQUIREMENTS

6. Regarding authorization for a “PV SOLAR FARM?” in the AG-2 Agriculture Zoning District in the
Zoning Ordinance:
A.  The County Board amended the Zoning Ordinance by adopting PV SOLAR FARM
requirements when it adopted Ordinance No. 2018-4 on August 23, 2018.

B. The following definitions from the Zoning Ordinance are especially relevant to the requested
Special Use Permit (capitalized words are defined in the Ordinance):

1)

()

“ACCESS” is the way MOTOR VEHICLES move between a STREET or ALLEY
and the principal USE or STRUCTURE on a LOT abutting such STREET or ALLEY.

“AGRICULTURE” is the growing, harvesting and storing of crops including
legumes, hay, grain, fruit and truck or vegetable crops, floriculture, horticulture,
mushroom growing, orchards, forestry, and the keeping, raising, and feeding of
livestock or poultry, including dairying, poultry, swine, sheep, beef cattle, pony and
horse production, fur farms, and fish and wildlife farms; farm BUILDINGS used
for growing, harvesting, and preparing crop products for market, or for use on the
farm; roadside stands, farm BUILDINGS for storing and protecting farm machinery
and equipment from the elements, for housing livestock or poultry and for
preparing livestock or poultry products for market; farm DWELLINGS occupied by
farm OWNERS, operators, tenants or seasonal or year-round hired farm workers. It
is intended by this definition to include within the definition of AGRICULTURE
all types of agricultural operations, but to exclude therefrom industrial operations
such as a grain elevator, canning, or slaughterhouse, wherein agricultural products
produced primarily by others are stored or processed. Agricultural purposes
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include, without limitation, the growing, developing, processing, conditioning, or
selling of hybrid seed corn, seed beans, seed oats, or other farm seeds.

“BEST PRIME FARMLAND?” is Prime Farmland Soils identified in the
Champaign County Land Evaluation and Site Assessment (LESA) System that
under optimum management have 91% to 100% of the highest soil productivities in
Champaign County, on average, as reported in the Bulletin 811 Optimum Crop
Productivity Ratings for Illinois Soils. Best Prime Farmland consists of the
following:
a. Soils identified as Agriculture Value Groups 1, 2, 3 and/or 4 in the
Champaign County LESA system;

b. Soils that, in combination on a subject site, have an average LE of 91 or
higher, as determined by the Champaign County LESA system;
C. Any development site that includes a significant amount (10% or more of

the area proposed to be developed) of Agriculture Value Groups 1, 2, 3
and/or 4 soils as determined by the Champaign County LESA system.

“BUFFER STRIP” is an area, PROPERTY, LOT or tract of land or portion thereof,
either vacant or landscaped with SCREEN PLANTING as herein specified, which
shall serve as a separating space between dissimilar USES or DISTRICTS.

“DATA CENTER” is a centralized location where computing and networking
equipment is concentrated for the purpose of collecting, storing, processing,
distributing or allowing access to large amounts of data.

“DISCRETIONARY DEVELOPMENT” is a non-agricultural land USE that may
occur provided that a SPECIAL USE permit and/or a rezoning request is granted by
the BOARD and/or by the GOVERNING BODY following a DISCRETIONARY
review process and additionally provided that the USE complies with provisions of
the Zoning Ordinance and other applicable ordinances and regulations.

“DWELLING OR PRINCIPAL BUILDING, PARTICIPATING” isa DWELLING
on land that is leased to a WIND FARM or a PV SOLAR FARM.

“DWELLING OR PRINCIPAL BUILDING, NON- PARTICIPATING” is a
DWELLING on land that is not leased to a WIND FARM or a PV SOLAR FARM.

“FRONTAGE” is that portion of a LOT abutting a STREET or ALLEY.

“LOT” is a designated parcel, tract or area of land established by PLAT,
SUBDIVISION or as otherwise permitted by law, to be used, developed or built
upon as a unit.

“LOT LINE, FRONT” is a line dividing a LOT from a STREET or easement of
ACCESS. On a CORNER LOT or a LOT otherwise abutting more than one
STREET or easement of ACCESS only one such LOT LINE shall be deemed the
FRONT LOT LINE.
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“LOT LINE, REAR” is any LOT LINE which is generally opposite and parallel to
the FRONT LOT LINE or to a tangent to the midpoint of the FRONT LOT LINE.
In the case of a triangular or gore shaped LOT or where the LOT comes to a point
opposite the FRONT LOT LINE it shall mean a line within the LOT 10 feet long
and parallel to and at the maximum distance from the FRONT LOT LINE or said
tangent.

“LOT LINES” are the lines bounding a LOT.

“NON-ADAPTABLE STRUCTURE” is any STRUCTURE or physical alteration
to the land which requires a SPECIAL USE permit, and which is likely to become
economically unfeasible to remove or put to an alternate USE allowable in the
DISTRICT (by right or by SPECIAL USE).

“NOXIOUS WEEDS?” are 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)” is a type of solar energy system that produces electricity
by the use of photovoltaic cells that generate electricity when struck by light.

“PV SOLAR ARRAY” is a collection of multiple photovoltaic solar panels that
convert sunlight to electricity as a system primarily to be used onsite.

“PV SOLAR FARM” is 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 water wells. PV SOLAR FARM should be understood
to include COMMUNITY PV SOLAR FARM unless specified otherwise in the
relevant section or paragraph.

“PRIVATE WAIVER” is a written statement asserting that a landowner has agreed
to waive a specific WIND FARM or PV SOLAR FARM standard condition and
has knowingly agreed to accept the consequences of the waiver. A PRIVATE
WAIVER must be signed by the landowner.

“RIGHT-OF-WAY” is the entire dedicated tract or strip of land that is to be used
by the public for circulation and service.

“SCREEN” is a STRUCTURE or landscaping element of sufficient opaqueness or
density and maintained such that it completely obscures from view throughout its
height the PREMISES upon which the screen is located.
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“SCREEN PLANTING” is a vegetative material of sufficient height and density to
filter adequately from view, in adjoining DISTRICTS, STRUCTURES, and USES
on the PREMISES upon which the SCREEN PLANTING is located.

“SETBACK LINE” is the BUILDING RESTRICTION LINE nearest the front of
and across a LOT establishing the minimum distance to be provided between a line
of a STRUCTURE located on said LOT and the nearest STREET RIGHT-OF-
WAY line.

“SPECIAL CONDITION” is a condition for the establishment of a SPECIAL USE.

“SPECIAL USE” is a USE which may be permitted in a DISTRICT pursuant to, and
in compliance with, procedures specified herein.

“STREET” is a thoroughfare dedicated to the public within a RIGHT-OF-WAY
which affords the principal means of ACCESS to abutting PROPERTY. A STREET
may be designated as an avenue, a boulevard, a drive, a highway, a lane, a parkway, a
place, a road, a thoroughfare, or by other appropriate names. STREETS are identified
on the Official Zoning Map according to type of USE, and generally as follows:

(a) MAJOR STREET: Federal or State highways.
(b) COLLECTOR STREET: COUNTY highways and urban arterial STREETS.
(c) MINOR STREET: Township roads and other local roads.

“SUITED OVERALL?” is a discretionary review performance standard to describe
the site on which a development is proposed. A site may be found to be SUITED
OVERALL if the site meets these criteria:

a. The site features or site location will not detract from the proposed use;

b. The site will not create a risk to health, safety or property of the
occupants, the neighbors or the general public;

C. The site is not clearly inadequate in one respect even if it is acceptable in
other respects;

d. Necessary infrastructure is in place or provided by the proposed
development; and

e. Available public services are adequate to support the proposed

development effectively and safely.

WELL SUITED OVERALL.: A discretionary review performance standard to
describe the site on which a development is proposed. A site may be found to be
WELL SUITED OVERALL if the site meets these criteria:

a. The site is one on which the proposed development can be safely and
soundly accommodated using simple engineering and common, easily
maintained construction methods with no unacceptable negative effects on
neighbors or the general public; and

b. The site is reasonably well-suited in all respects and has no major defects.
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Section 4.2.1 C.6. states: It shall be unlawful to erect or establish more than one MAIN or

PRINCIPAL STRUCTURE or BUILDING per LOT or more than one PRINCIPAL USE

per LOT in the AG-1, Agriculture, AG-2, Agriculture, CR, Conservation-Recreation, R-1,

Single Family Residence, R-2, Single Family Residence, and R-3, Two Family Residence

DISTRICTS other than in PLANNED UNIT DEVELOPMENTS except as follows:

6. A PV SOLAR ARRAY may be authorized as a County Board SPECIAL USE
Permit in the AG-2 Agriculture Zoning District as a second PRINCIPAL USE on a
LOT with another PRINCIPAL USE.”

Section 5.2 only authorizes a “PV SOLAR ARRAY” as a County Board Special Use

Permit in the AG-2, Business, and Industrial Zoning Districts.

1) Section 5.2 Footnote 29 states: “A PV SOLAR ARRAY with one megawatt or
more is permitted by a COUNTY BOARD Special Use Permit, subject to the
requirements of Sections 6.1.1 and 6.1.5 of the Zoning Ordinance and shall also be
a second PRINCIPAL USE requiring a Special Use Permit per Section 4.2.1 F. A
PV SOLAR ARRAY with less than one megawatt is permitted under the terms of
Section 7.9 ACCESSORY PV SOLAR ARRAY.”

Paragraph 6.1.2 A. indicates that all Special Use Permits with exterior lighting shall be

required to minimize glare on adjacent properties and roadways by the following means:

1) All exterior light fixtures shall be full-cutoff type lighting fixtures and shall be
located and installed so as to minimize glare and light trespass. Full cutoff means
that the lighting fixture emits no light above the horizontal plane.

@) No lamp shall be greater than 250 watts and the Board may require smaller lamps
when necessary.

3) Locations and numbers of fixtures shall be indicated on the site plan (including
floor plans and building elevations) approved by the Board.

4) The Board may also require conditions regarding the hours of operation and other
conditions for outdoor recreational uses and other large outdoor lighting
installations.

(5) The Zoning Administrator shall not approve a Zoning Use Permit without the
manufacturer’s documentation of the full-cutoff feature for all exterior light fixtures.

For a PV SOLAR ARRAY, Section 6.1.3 Schedule of Standard Conditions for Specific

Types of Special Uses states: “1. The following requirements are in lieu of the

requirements of Section 6.1.5 B.(3):

A. The utility interconnection application must be applied for with the relevant utility
and documentation provided at the time of Special Use Permit application.

B. Documentation must be provided that the utility has accepted the application for the
PV SOLAR ARRAY prior to issuance of the Zoning Compliance Certificate.”

Section 6.1.5 contains the standard conditions for any PV SOLAR FARM which are as
follows (capitalized words are defined in the Ordinance):
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Requirements for what must be included in the area of the PV SOLAR FARM are
in6.1.5 B.(1).

Requirements for where a PV SOLAR FARM cannot be located are in 6.1.5 B.(2).

Paragraph 6.1.5 C. eliminates LOT AREA, AVERAGE LOT WIDTH, SETBACK,
YARD, and maximum LOT COVERAGE requirements from applying to a PV
SOLAR FARM.

Paragraph 6.1.5 D. contains minimum separations for PV SOLAR FARMS from
adjacent USES and STRUCTURES.

Paragraph 6.1.5 E. contains standard conditions for the design and installation of
PV SOLAR FARMS.

Paragraph 6.1.5 F. contains standard conditions to mitigate damage to farmland.

Paragraph 6.1.5 G. contains standard conditions for use of public streets.

Paragraph 6.1.5 H. contains standard conditions for coordination with local fire
protection districts.

Paragraph 6.1.5 I. contains standard conditions for the allowable noise level.
Paragraph 6.1.5 J. contains standard conditions for endangered species consultation.

Paragraph 6.1.5 K. contains standard conditions for historic and archaeological
resources review.

Paragraph 6.1.5 L. contains standard conditions for acceptable wildlife impacts
from PV SOLAR FARM construction and ongoing operations.

Paragraph 6.1.5 M. contains standard conditions for screening and fencing of PV
SOLAR FARMS.

Paragraph 6.1.5 N. contains standard conditions to minimize glare from PV SOLAR
FARMS.

Paragraph 6.1.5 O. contains standard conditions for liability insurance.

Paragraph 6.1.5 P. contains other standard conditions for operation of PV SOLAR
FARMS.

Paragraph 6.1.5 Q. contains standard conditions for a decommissioning plan and
site reclamation agreement for PV SOLAR FARMS and modifies the basic site
reclamation requirements in paragraph 6.1.1 A.

Paragraph 6.1.5 R. contains standard conditions for securing an Agricultural Impact
Mitigation Agreement with the Illinois Department of Agriculture.
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Paragraph 6.1.5 S. contains standard conditions for a complaint hotline for
complaints related to PV SOLAR FARM construction and ongoing operations.

Paragraph 6.1.5 T. contains the standard condition for expiration of the PV SOLAR
FARM County Board Special Use Permit.

Paragraph 6.1.5 U. contains standard conditions establishing additional
requirements for application for a PV SOLAR FARM County Board Special Use
Permit that supplement the basic requirements for a special use permit application.

Section 9.1.11 requires that a Special Use Permit shall not be granted by the Zoning Board
of Appeals unless the public hearing record and written application demonstrate the
following:

(1)
()

(3)

(4)

()

That the Special Use is necessary for the public convenience at that location;

That the Special Use is so designed, located, and proposed as to be operated so that
it will not be injurious to the DISTRICT in which it shall be located or otherwise
detrimental to the public welfare except that in the CR, AG-1, and AG-2
DISTRICTS the following additional criteria shall apply:

a. The property is either BEST PRIME FARMLAND and the property with
proposed improvements in WELL SUITED OVERALL or the property is
not BEST PRIME FARMLAND and the property with proposed
improvements is SUITED OVERALL.

b. The existing public services are available to support the proposed SPECIAL
USE effectively and safely without undue public expense.

C. The existing public infrastructure together with proposed improvements is
adequate to support the proposed development effectively and safely
without undue public expense.

That the Special Use conforms to the applicable regulations and standards of and
preserves the essential character of the DISTRICT in which it shall be located,
except where such regulations and standards are modified by Section 6.

That the Special Use is in harmony with the general purpose and intent of this
ordinance.

That in the case of an existing NONCONFORMING USE, it will make such USE
more compatible with its surroundings.

Paragraph 9.1.11.D.1. states that a proposed Special Use that does not conform to the
standard conditions requires only a waiver of that particular condition and does not require
a variance. Regarding standard conditions:

1)

The Ordinance requires that a waiver of a standard condition requires the following
findings:
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a. that the waiver is in accordance with the general purpose and intent of the
ordinance; and

b. that the waiver will not be injurious to the neighborhood or to the public
health, safety, and welfare.

@) However, a waiver of a standard condition is the same thing as a variance and
Illinois law (55ILCS/ 5-12009) requires that a variance can only be granted in
accordance with general or specific rules contained in the Zoning Ordinance and
the VARIANCE criteria in paragraph 9.1.9 C. include the following in addition to
criteria that are identical to those required for a waiver:

a. Special conditions and circumstances exist which are peculiar to the land or
structure involved, which are not applicable to other similarly situated land
and structures elsewhere in the same district.

b. Practical difficulties or hardships created by carrying out the strict letter of
the regulations sought to be varied will prevent reasonable or otherwise
permitted use of the land or structure or construction

C. The special conditions, circumstances, hardships, or practical difficulties do
not result from actions of the applicant.

3 Including findings based on all of the criteria that are required for a VARIANCE
for any waiver of a standard condition will eliminate any concern related to the
adequacy of the required findings for a waiver of a standard condition and will still
provide the efficiency of not requiring a public hearing for a VARIANCE, which
was the original reason for adding waivers of standard conditions to the Ordinance.

Paragraph 9.1.11.D.2. states that in granting any SPECIAL USE permit, the BOARD may
prescribe SPECIAL CONDITIONS as to appropriate conditions and safeguards in
conformity with the Ordinance. Violation of such SPECIAL CONDITIONS when made a
party of the terms under which the SPECIAL USE permit is granted, shall be deemed a
violation of this Ordinance and punishable under this Ordinance.

GENERALLY REGARDING WHETHER THE SPECIAL USE IS NECESSARY FOR THE PUBLIC CONVENIENCE AT
THIS LOCATION

7. Generally regarding the Zoning Ordinance requirement that the proposed Special Use is necessary
for the public convenience at this location:

A. The Petitioner has testified on the application, “This land has been purchased and an
Ameren Interconnect Agreement is in place. Additionally the proximity to the power
substation is a benefit to help distribute the solar generated power.”

B. The State of Illinois has adopted a Renewable Portfolio Standard that established a goal of
25% of the State’s energy coming from renewable sources by the year 2025.

C. The Illinois Future Energy Jobs Act requires installation of 3,000 MW of new solar

capacity by the year 2030.
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GENERALLY REGARDING WHETHER THE SPECIAL USE WILL BE INJURIOUS TO THE DISTRICT OR
OTHERWISE INJURIOUS TO THE PUBLIC WELFARE

8.

Generally regarding the Zoning Ordinance requirement that the proposed Special Use be designed,
located, and operated so that it will not be injurious to the District in which it shall be located, or
otherwise detrimental to the public welfare:

A

The Petitioner has testified on the application, “The project is designed around being
hidden from view. It is setback from the road to allow for future development as well
as having a vegetative fencing to help with all noise and aesthetic issues.”

Regarding surface drainage:
1) The subject property generally drains from a central high point to the north and
south.

Regarding impacts on traffic:

1) The subject property is located on Market Street. The pavement surface of Market
Street near the subject property is a two lane paved and marked surface that is
approximately 24 feet wide with 8 foot wide paved shoulders.

@) The Illinois Department of Transportation measures traffic on various roads
throughout the County and determines the annual average 24-hour traffic volume for
those roads and reports it as Average Daily Traffic (ADT). The most recent ADT
data is from 2021near the subject property. Market Street south of the 1-57
interchange had an ADT of 5,550.

(3) The Hensley Township Highway Commissioner was notified of the hearing for this
case and no comments have been received.

Regarding fire protection:

1) The subject property is located within the Thomasboro Fire Protection District and
is approximately 7.1 road miles from the Thomasboro Fire Station. The Fire Chief
was notified of these cases, and no comments have been received.

No part of the subject property is located within a mapped floodplain.

The soil on the 21-acre subject property is Best Prime Farmland and consists of 152A
Drummer silty clay loam, 198A Elburn silt loam, and 679B Blackberry silt, and has an
average Land Evaluation score of 100.

Regarding outdoor lighting on the subject property, the application received December 14,
2022, does not indicate outdoor lighting. A special condition has been added to ensure
compliance for any future outdoor lighting installation.

Regarding wastewater treatment and disposal on the subject property, there is no wastewater
treatment and disposal required or planned for the proposed project.

Regarding parking, there is no required parking for the proposed PV SOLAR ARRAY.
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J. Other than as reviewed elsewhere in this Summary of Evidence, there is no evidence to
suggest that the proposed Special Use will generate either nuisance conditions such as odor,
noise, vibration, glare, heat, dust, electromagnetic fields or public safety hazards such as fire,
explosion, or toxic materials release, that are in excess of those lawfully permitted and
customarily associated with other uses permitted in the zoning district.

GENERALLY REGARDING WHETHER THE SPECIAL USE CONFORMS TO APPLICABLE REGULATIONS AND
STANDARDS AND PRESERVES THE ESSENTIAL CHARACTER OF THE DISTRICT

9. Generally regarding the Zoning Ordinance requirement that the proposed Special Use conforms to
all applicable regulations and standards and preserves the essential character of the District in which
it shall be located, except where such regulations and standards are modified by Section 6 of the
Ordinance:

A. The Petitioner has testified on the application, “By installing a solar array with native
pollinator habitat put throughout the array it will help retain the essential character of
the land for years to come.”

B. Regarding compliance with the Zoning Ordinance, the following evidence was provided:
1) Section 5.2 authorizes a PV SOLAR ARRAY only by a County Board Special Use
Permit in the AG-2, B-1, B-2, B-3, B-4, B-5, I-1 and I-2 Zoning Districts. It is not
permitted by right in any district.
a. The PV SOLAR ARRAY would be located in the AG-2 and B-3 Zoning
Districts.

@) There is no required parking.

(3)  Requirements for what must be included in the area of the PV SOLAR FARM
Special Use Permit are in subparagraph 6.1.5 B.(1).
a. The Site Plan received December 14, 2022 appears to conform to this
requirement.

(4)  Requirements which identify certain areas where a PV SOLAR FARM Special Use
Permit shall not be located can be found in Subparagraph 6.1.5 B.(2).
a. Item 6.1.5 B.(2)a. requires a PV SOLAR FARM to be more than one and

one half miles from an incorporated municipality with a zoning ordinance,

unless the following is provided:

@) No part of a PV SOLAR FARM shall be located within a contiguous
urban growth area (CUGA) as indicated in the most recent update of
the CUGA in the Champaign County Land Resource Management
Plan, and there shall be a separation of one-half mile from a proposed
PV SOLAR FARM to a municipal boundary at the time of application
for the SPECIAL USE Permit, except for any power lines of 34.5 kVA
or less and except for any proposed PV SOLAR FARM substation and
related proposed connection to an existing substation.

I. The 21-acre subject property is located within one and one-
half miles of the City of Champaign. It is not within the
city’s contiguous urban growth area.
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ii. The City of Champaign is aware of the proposed project and
has not provided comments as of January 18, 2023.

(b) The PV SOLAR FARM SPECIAL USE permit application shall
include documentation that the applicant 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.
I. The City of Champaign is aware of the proposed project.

(©) If no municipal resolution regarding the PV SOLAR FARM is
received from any municipality located within one-and-one-half miles
of the PV SOLAR FARM prior to the consideration of the PV SOLAR
FARM SPECIAL USE permit by the Champaign County Board, the
ZONING ADMINISTRATOR shall provide documentation to the
County Board that any municipality within one-and-one-half miles of
the PV SOLAR FARM was provided notice of the meeting dates for
consideration of the proposed PV SOLAR FARM SPECIAL USE
Permit for both the Environment and Land Use Committee and the
County Board.

I. No resolution from the City of Champaign has been received
as of January 18, 2023.

ii. Notice of the January 26, 2023, ZBA public hearing was sent
by P&Z Staff to the City of Champaign on January 11, 2023.

Requirements regarding interconnection to the power grid can be found in
Subparagraph 6.1.5 B.(3), but for a PV SOLAR ARRAY, the following
requirements are in lieu of the requirements of Section 6.1.5B.(3):

a. The utility interconnection application must be applied for with the relevant
utility and documentation provided at the time of Special Use Permit
application.

@ The petitioner included a signed interconnection agreement with
their application.

b. Documentation must be provided that the utility has accepted the
application for the PV SOLAR ARRAY prior to issuance of the Zoning
Compliance Certificate.

Requirements regarding Right to Farm can be found in Subparagraph 6.1.5 B.(4):
“The owners of the subject property and the Applicant, its successors in interest,
and all parties to the decommissioning plan and site reclamation plan hereby
recognize and provide for the right of agricultural activities to continue on adjacent
land consistent with the Right to Farm Resolution 3425.”

a. A special condition was added to ensure compliance.

Requirements regarding minimum lot standards can be found in Subparagraph
6.1.5C.:
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Subparagraph 6.1.5 C. eliminates LOT AREA, AVERAGE LOT WIDTH,
SETBACK, YARD, maximum LOT COVERAGE, or maximum LOT AREA
requirements on BEST PRIME FARMLAND requirements for a PV SOLAR
FARM or for LOTS for PV SOLAR FARM substations and/ or PV SOLAR FARM
maintenance and management facilities.

Requirements regarding minimum separations for PV SOLAR FARMS from other
STRUCTURES, BUILDINGS, and USES can be found in Subparagraph 6.1.5 D.
The Site Plan received December 14, 2022, shows the separations between
the solar farm fence and adjacent buildings and uses.

a.

The proposed PV SOLAR FARM complies with all minimum separations in
paragraph 6.1.5 D. in the following manner:

(@)

(b)

(©)

Subparagraph 6.1.5 D.(1) requires PV SOLAR FARM fencing to be
set back from the street centerline 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 unless
a greater separation is required for screening pursuant to Section
6.1.5 M.(2)a., but in no case shall the perimeter fencing be less than
10 feet from the RIGHT OF WAY of any STREET.
I. The Site Plan received December 14, 2022 shows the 55 feet
setback from Market Street, which isa COLLECTOR
STREET.

Subparagraph 6.1.5 D.(2) states that for properties participating in
the solar farm, there is no required separation from any existing
DWELLING or existing PRINCIPAL BUILDING except as

required to ensure that a minimum zoning lot is provided for the
existing DWELLING or PRINCIPAL BUILDING.

a. The subject property meets minimum zoning lot requirements.

Subparagraph 6.1.5 D.(3)a. states that for any adjacent LOT that is 10

acres or less in area (not including the STREET RIGHT OF WAY):

I. For any adjacent LOT that is bordered (directly abutting
and/or across the STREET) on no more than two sides by the
PV SOLAR FARM, the separation shall be no less than 240
feet from the property line.
Q) There is a 7-acre lot with no structures west of the

subject property.

(i)  The Road Ranger facility to the east is 6.71 acres; the
fence of the PV SOLAR ARRAY is approximately
240 feet from the Road Ranger property line per the
revised Site Plan received January 4, 2023.

ii. For any adjacent LOT that is bordered (directly abutting
and/or across the STREET) on more than two sides by the



(d)

(€)

()

(9)

(h)

Cases 082-S-22/083-S-22/084-V-22
ZBA 01/26/23, Attachment P Page 15 of 47

PRELIMINARY DRAFT Case 083-S-22
Page 15 of 47

PV SOLAR FARM, the separation shall exceed 240 feet as

deemed necessary by the BOARD.

M There are no adjacent lots that are 10 acres or less in
lot area and bordered on more than two sides by the
PV SOLAR ARRAY.

Subparagraph 6.1.5 D.(3)b. states that for any adjacent LOT that is
more than 10 acres in area (not including the STREET RIGHT OF
WAY), the separation shall be no less than 255 feet from any existing
DWELLING or existing PRINCIPAL BUILDING and otherwise the
perimeter fencing shall be a minimum of 10 feet from a SIDE or
REAR LOT LINE. This separation distance applies to properties that
are adjacent to or across a STREET from a PV SOLAR FARM.
I. There are no adjacent lots with dwellings that are more than
10 acres in lot area.

Subparagraph 6.1.5 D.(3)c. states that additional separation may be
required to ensure that the noise level required by 35 Ill. Admin.
Code Parts 900, 901 and 910 is not exceeded or for other purposes
deemed necessary by the BOARD.

I. There are no proposed additional separations at this time.

Subparagraph 6.1.5 D.(4) states that there must be a separation of at
least 500 feet from specific types of airport and restricted landing
area facilities 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.
I. There is at least 500 feet of separation between the proposed
PV SOLAR ARRAY and any airport or restricted landing
area facilities. No glare analysis is required.

Subparagraph 6.1.5 D.(5) requires a separation of at least 500 feet

between substations and transmission lines of greater than 34.5 kVA

to adjacent dwellings and residential DISTRICTS.

I. There are no new substations or transmission lines of greater
than 34.5 kVA within 500 feet of adjacent dwellings or
residential DISTRICTS.

Subparagraph 6.1.5 D.(6) states that electrical inverters shall be
located as far as possible from property lines and adjacent
DWELLINGS consistent with good engineering practice. Inverter
locations that are less than 275 feet from the perimeter fence shall
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require specific approval and may require special sound deadening

construction and noise analysis.

I. P&Z Staff has verified that the inverters shown on the revised
Site Plan received January 4, 2023, are at least 275 feet away
from the PV SOLAR FARM perimeter fence.

ii. Regarding the distance between the inverters and nearby lots
with dwellings, based on the Site Plan received December 14,
2022:
Q) The closest distance between a property with a
residence and an inverter is approximately 1,060 feet.

M Subparagraph 6.1.5 D.(7) states that separation distances for any PV
SOLAR FARM with solar equipment exceeding 8 feet in height,
with the exception of transmission lines which may be taller, shall be
determined by the BOARD on a case-by-case basis.

I. The application stated that the arrays will not exceed 8 feet in
height.

() Subparagraph 6.1.5 D.(8) states that PV SOLAR FARM solar
equipment other than inverters shall be no less than 26 feet from the
property line of any lot more than 10 acres in area.

I. The revised Site Plan received January 4, 2023, shows at
least 26 feet of separation between the property line and the
nearest PV SOLAR ARRAY.

9) Paragraph 6.1.5 E. contains standard conditions for the design and installation of
PV SOLAR FARMS. Compliance with paragraph 6.1.5 E. can be summarized as
follows:

a. Subparagraph 6.1.5 E.(1) requires certification by an Illinois Professional
Engineer or Illinois Licensed Structural Engineer or other qualified
professional that that the constructed building conforms to Public Act 96-
704 regarding building code compliance and conforms to the Illinois
Accessibility Code.

@) The Special Use Permit application packet received December 14,
2022, does not include any buildings. The data center building is
independent of the solar arrays.

b. Subparagraph 6.1.5 E.(2) establishes minimum requirements for electrical
components.

@ Part 6.1.5 E.(2)a. states that all electrical components of the PV
SOLAR FARM shall conform to the National Electrical Code as
amended and shall comply with Federal Communications
Commission (FCC) requirements.

I. No information was required or submitted for the Special
Use Permit application.
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(b) Part 6.1.5 E.(2)b. states that 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.

I. No information was required or submitted for the Special
Use Permit application.

Subparagraph 6.1.5 E.(3) states that the height limitation established in
Section 5.3 shall not apply to a PV SOLAR FARM, and requires the
maximum height of all above ground STRUCTURES to be identified in the
application and as approved in the SPECIAL USE permit.

@ Solar array height will be under eight feet.

Subparagraph 6.1.5 E.(4) requires that a reasonably visible warning sign

concerning voltage must be placed at the base of all pad-mounted

transformers and substations.

@) The petitioner provided example photos of a warning sign as part of
the application received December 14, 2022.

Subparagraph 6.1.5 E.(5) requires that no PV SOLAR FARM construction
may intrude on any easement or right of way for a GAS PIPELINE or
HAZARDOUS LIQUID PIPELINE, an underground water main or sanitary
sewer, a drainage district ditch or tile, or any other public utility facility
unless specifically authorized by a crossing agreement that has been entered
into with the relevant party.
@ The attorney for Beaver Lake Drainage District was notified of this
case and no comments have been received.

(b) Champaign County Geographic Information Systems data does not
show any gas or hazardous liquid lines on the subject property.

(10)  Paragraph 6.1.5 F. contains standard conditions to mitigate damage to farmland.

a.

The soil on the 21-acre subject property is Best Prime Farmland and
consists of 152A Drummer silty clay loam, 198A Elburn silt loam, and
679B Blackberry silt, and has an average Land Evaluation score of 100.

The Applicant is required to sign an Agricultural Impact Mitigation
Agreement, which would include requirements to mitigate damage to
farmland per 505 ILCS 147/15(b). A special condition has been added to
ensure compliance.

Subparagraph 6.1.5 F.(1) establishes a minimum depth of 5 feet for
underground wiring or cabling 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.
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@) No information was required or submitted for the Special Use Permit
application.

Subparagraph 6.1.5 F.(2) establishes requirements for protection of

agricultural drainage tile.

@) No information was required or submitted for the Special Use Permit
application.

Subparagraph 6.1.5 F.(3) requires restoration for any damage to soil

conservation practices.

@ No information was required or submitted for the Special Use Permit
application.

Subparagraph 6.1.5 F.(4) establishes requirements for topsoil replacement

pursuant to any open trenching.

@) No information was required or submitted for the Special Use Permit
application.

Subparagraph 6.1.5 F.(5) establishes requirements for mitigation of soil

compaction and rutting.

@ No information was required or submitted for the Special Use Permit
application.

Subparagraph 6.1.5 F.(6) establishes requirements for land leveling.
@) No information was required or submitted for the Special Use Permit
application.

Subparagraph 6.1.5 F.(7) establishes requirements for a permanent Erosion

and Sedimentation Control Plan.

@) An Erosion Control Plan is not required until submittal of the
Zoning Use Permit.

Subparagraph 6.1.5 F.(8) establishes requirements for retention of all topsoil.
@ No information was required or submitted for the Special Use Permit
application.

Subparagraph 6.1.5 F.(9) establishes requirements for minimizing the

disturbance to BEST PRIME FARMLAND by establishing a specific type

of vegetative ground cover.

@ The petitioner submitted a Landscape Plan with the Special Use
Permit application on December 14, 2022.

(11) Paragraph 6.1.5 G. contains standard conditions for use of public streets.

a.

Paragraph 6.1.5 G.(1) requires the Applicant to enter into a signed Roadway
Upgrade and Maintenance agreement approved by the County Engineer and
State’s Attorney and/or any relevant Township Highway Commissioner
prior to the close of the public hearing for the use of public streets, except
for any COMMUNITY PV SOLAR FARM for which the relevant highway
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authority has agreed in writing to waive the requirements, and the signed

and executed Roadway Upgrade and Maintenance agreements must provide

for certain conditions.

@) Hensley Township has maintenance jurisdiction over Market Street. A
waiver has been requested to provide either a Roadway Upgrade and
Maintenance Agreement or waiver from this requirement at a later
time.

b. Paragraph 6.1.5 G.(2) requires that 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.

@) Hensley Township has maintenance jurisdiction over Market Street. A
waiver has been requested to provide either a Roadway Upgrade and
Maintenance Agreement or waiver from this requirement at a later
time.

C. Paragraph 6.1.5 G.(3) requires the Applicant or its successors in interest to
enter into a Roadway Use and Repair Agreement with the appropriate
highway authority for decommissioning the PV SOLAR FARM.

@) No information was required or submitted for the Special Use Permit
application.

Paragraph 6.1.5 H. contains standard conditions for coordination with local fire

protection districts.

a. The subject property is located approximately 7.1 road miles from the
Thomasboro Fire Station. No information has been received from the Fire
Chief as of January 18, 2023.

b. No information was provided in the application regarding the petitioner’s
cooperation with the Thomashboro Fire Protection District in creating an
emergency response plan for the proposed solar farm.

Paragraph 6.1.5 I. contains standard conditions for the allowable noise level.

a. Subparagraph 6.1.5 1.(1) requires the noise level from each PV SOLAR
FARM to be in compliance with the applicable Illinois Pollution Control
Board (IPCB) regulations (35 Illinois Administrative Code Subtitle H: Noise
Parts 900, 901, 910).
@) No information was required for the Special Use Permit application.

b. Subparagraph 6.1.5 1.(3)a. requires that a SPECIAL USE Permit application
for other than a COMMUNITY PV SOLAR FARM shall include a noise
analysis.
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@) The project size is considered to be a COMMUNITY PV SOLAR
FARM and therefore a noise analysis is not required unless the ZBA
requires one.

(b) The petitioner has indicated that they will provide a noise analysis.

Paragraph 6.1.5 J. contains standard conditions for endangered species consultation.

Regarding compliance with 6.1.5 J.:

a. No information was required or submitted for the Special Use Permit
application.

Paragraph 6.1.5 K. contains standard conditions for historic and archaeological

resources review. Regarding compliance with 6.1.5 K.:

a. No information was required or submitted for the Special Use Permit
application.

Paragraph 6.1.5 L. states: “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.”

a. No information was required or submitted for the Special Use Permit
application.

Paragraph 6.1.5 M. contains standard conditions for screening and fencing.

a. Subparagraph 6.1.5 M.(1) requires the PV SOLAR FARM to have
perimeter fencing that is at least 7 feet tall, with Knox boxes and keys
provided at locked entrances, and a vegetation management plan included in
the application to control NOXIOUS WEEDS.

@ Perimeter fencing will be 7 feet tall.

(b) A Landscape Plan was received on December 14, 2022 and a
separate weed control plan was received on December 29, 2022.

b. Subparagraph 6.1.5 M.(2) requires a visual screen around the perimeter of
the PV SOLAR FARM.

@ Subparagraph 6.1.5 M.(2)a.(a) requires that a visual screen be
provided for any part of the PV SOLAR FARM that is visible to and
located within 1,000 feet of an existing DWELLING or residential
DISTRICT.

(b) There are existing DWELLINGS to the south that are approximately
600 feet from the proposed solar farm; vegetative screening will be
required. The petitioners added evergreen screening to the south PV
SOLAR ARRAY fence line in the revised Site Plan received January
4, 2023.

Paragraph 6.1.5 N. contains standard conditions to minimize glare from the PV
SOLAR FARM. Subparagraph 6.1.5 N.(1) requires that the design and
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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.

a. The petitioner stated in the application, “We intend to utilize VSUN545-
144BMH-DG panels (see attached information on panels) which are
constructed of anti-reflective coated tempered glass. In addition, the facility
will be sited strategically to face due south (179 degrees) to avoid glint and
glare reflection towards adjacent roadways and surrounding areas.”

Paragraph 6.1.5 O. contains standard conditions for the minimum liability insurance
for the PV SOLAR FARM.
a. No information was required for the Special Use Permit application.

Paragraph 6.1.5 P. contains other standard conditions for operation of the PV

SOLAR FARM.

a. Subparagraph 6.1.5 P.(1)c. states: “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.”

@) The petitioner stated on the application that they expect rainfall to
clean the solar panels sufficiently.

b. Subparagraph 6.1.5 P.(3) states: “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. 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.). The weed control plan shall be
explained in the application.
€)) A Landscape Plan was received on December 14, 2022. A separate

weed control plan was received on December 29, 2022.

C. All other requirements in Paragraph 6.1.5 P. do not have to be submitted as
part of the Special Use Permit application; rather, they will be required during
construction, operations, and/or decommissioning phases of the project.

Paragraph 6.1.5 Q. contains standard conditions for a Decommissioning and Site

Reclamation Plan for the PV SOLAR FARM and modifies the basic site reclamation

requirements in paragraph 6.1.1 A. Compliance with paragraph 6.1.5 Q. can be

summarized as follows:

a. Subparagraph 6.1.5 Q.(1) of the Ordinance requires a signed
Decommissioning and Site Reclamation Plan conforming to the
requirements of paragraph 6.1.1 A. of the Ordinance and the remainder of
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6.1.5 Q. of the Ordinance. Compliance with the requirements of paragraph
6.1.1 A. of the Ordinance can be summarized as follows:

(@)

(b)

(©)

(d)

(€)

Subparagraph 6.1.1 A.1. of the Ordinance requires the petitioner to

submit a Decommissioning and Site Reclamation Plan for

consideration by the Board.

I. The petitioner has requested a waiver to provide a
Decommissioning and Site Reclamation Plan at a later date.

ii. Waiver Part A and a special condition were added to ensure
compliance.

Subparagraph 6.1.1 A.2. of the Ordinance requires that the
decommissioning and site reclamation plan shall be binding upon all
successors of title, lessees, to any operator and/or owner of a NON-
ADAPTABLE STRUCTURE, and to all parties to the
decommissioning and site reclamation plan. 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 decommissioning and
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.
I. The petitioner has requested a waiver to provide a
Decommissioning and Site Reclamation Plan at a later date.

ii. Waiver Part A and a special condition were added to ensure
compliance.

Subparagraph 6.1.1 A.3. of the Ordinance requires that separate cost

estimates for Section 6.1.1 A.4.a.,6.1.1 A4.b., and 6.1.1 A.4.c. shall

be provided by an Illinois Licensed Professional Engineer and are

subject to approval of the BOARD.

I. The petitioner has requested a waiver to provide detailed cost
estimates at a later date.

ii. Waiver Part A and a special condition were added to ensure
compliance.

Subparagraph 6.1.1 A.4.d. of the Ordinance requires the

Decommissioning and Site Reclamation Plan to provide for

provision and maintenance of a letter of credit, as set forth in

Section 6.1.1 A.5.

I. A waiver allowing approval at a later date and a special
condition were added to ensure compliance.

Subparagraph 6.1.1 A.5. of the Ordinance requires submission of an
irrevocable letter of credit in the amount of 150% of the cost
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estimate required by 6.1.1 A.3 prior to issuance of a Zoning Use

Permit.

I. No specifics were required or submitted regarding the Letter
of Credit.

()] Subparagraph 6.1.1 A.6. of the Ordinance establishes a time period
prior to the expiration of the irrevocable letter of credit during which
the Zoning Administrator shall contact the landowner regarding the
intent to renew the letter of credit and the landowner shall reply
within a certain amount of time.

I. No specifics were required or submitted for the Special Use
Permit application regarding this requirement.

(9) Subparagraph 6.1.1 A.7. of the Ordinance establishes 5 factors to be
considered in determining if a NON-ADAPTABLE structure (PV
SOLAR FARM in this instance) is abandoned in place and 6.1.1
A.9. of the Ordinance establishes 7 conditions when the Zoning
Administrator may draw upon the letter of credit and jointly these
12 circumstances comprise when the Zoning Administrator may
draw upon the letter of credit.

I. No specifics were required or submitted for the Special Use
Permit application regarding this requirement.

(h) All other requirements in Paragraph 6.1.5 Q.(1) do not have to be
submitted as part of the Special Use Permit application; rather, they
will be required during construction, operations, and/or
decommissioning phases of the project.

Subparagraph 6.1.5 Q.(2) of the Ordinance requires that in addition to the

costs listed in subparagraph 6.1.1 A.4. of the Ordinance, the decommissioning

and site 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.

@ The petitioner has requested a waiver to provide a Decommissioning
and Site Reclamation Plan at a later date.

(b) Waiver Part A and a special condition were added to ensure
compliance.

Subparagraph 6.1.5 Q.(3) of the Ordinance requires the Decommissioning

and Site Reclamation Plan to include additional information.

@ The petitioner has requested a waiver to provide a Decommissioning
and Site Reclamation Plan at a later date.

(b) Waiver Part A and a special condition were added to ensure
compliance.
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d. Subparagraph 6.1.5 Q.(4) of the Ordinance requires that the Applicant shall
provide financial assurance in the form of an irrevocable letter of credit as
required in paragraph 6.1.1 A.5. of the Ordinance. Regarding compliance
with this subparagraph:

@) The petitioner has requested a waiver to provide a Decommissioning
and Site Reclamation Plan at a later date.

(b) Waiver Part A and a special condition were added to ensure
compliance.

e. Subparagraph 6.1.5 Q.(5) of the Ordinance states that in addition to the
conditions listed in subparagraph 6.1.1 A.9. the Zoning Administrator may
also draw on the funds for a myriad of reasons.

@ No information regarding this standard condition is required as part
of the Special Use Permit application unless the Petitioner seeks a
waiver of any part or all of this standard condition, and no waiver
request has been received.

f. Subparagraph 6.1.5 Q.(6) of the Ordinance states that 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 Q.(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.

@) No information regarding this standard condition is required as part
of the Special Use Permit application unless the Petitioner seeks a
waiver of any part or all of this standard condition, and no waiver
request has been received.

g. Subparagraph 6.1.5 Q.(7) of the Ordinance states that the Decommissioning
and Site Reclamation Plan shall be included as a condition of approval by
the BOARD and the signed and executed irrevocable letter of credit must be
submitted to the Zoning Administrator prior to any Zoning Use Permit
approval.

@) A special condition has been added to ensure compliance.

(22) Paragraph 6.1.5 R. contains standard conditions for securing an Agricultural Impact
Mitigation Agreement with the Illinois Department of Agriculture.
a. The petitioner did not provide any information on this with their application.

b. No information regarding this standard condition is required as part of the
Special Use Permit application unless the Petitioner seeks a waiver of any
part or all of this standard condition, and no waiver request has been
received. A special condition has been added to ensure compliance.



(23)

(24)

(25)

Cases 082-S-22/083-S-22/084-V-22
ZBA 01/26/23, Attachment P Page 25 of 47

PRELIMINARY DRAFT Case 083-S-22
Page 25 of 47

Paragraph 6.1.5 S. contains standard conditions for a complaint hotline for

complaints related to PV SOLAR FARM construction and ongoing operations.

a. No information regarding this standard condition is required as part of the
Special Use Permit application unless the Petitioner seeks a waiver of any
part or all of this standard condition, and no waiver request has been
received. A special condition has been added to ensure compliance.

Paragraph 6.1.5 T. contains a standard condition stating that the PV SOLAR FARM
County Board SPECIAL USE Permit designation shall expire in 10 years if no
Zoning Use Permit is granted.

Paragraph 6.1.5 U. contains standard conditions establishing additional
requirements for application for a PV SOLAR FARM County Board Special Use
Permit that supplement the basic requirements for a special use permit application.
a. Subparagraph 6.1.5 U.(1)a. requires a PV SOLAR FARM Project Summary.
@) A Project Description was included with the application received
December 14, 2022.

b. Subparagraph 6.1.5 U.(1)b. requires 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.
@ The application received December 14, 2022, demonstrates

compliance with this requirement.

C. Subparagraph 6.1.5 U.(1)c. requires a site plan for the SOLAR FARM

which includes the following:

@ 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.
I. The Site Plan received December 14, 2022, appears to

demonstrate compliance with this requirement.

(b) 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 B.(1).

I. The Site Plan received December 14, 2022, appears to
demonstrate compliance with this requirement.

(©) The location of all below-ground wiring.
I. The application received December 14, 2022, demonstrates
compliance with this requirement.
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(d) The location, height, and appearance of all above-ground wiring and
wiring structures.
I. The application received December 14, 2022, demonstrates
compliance with this requirement.

(e) 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.
I. The Site Plan received December 14, 2022, appears to

demonstrate compliance with this requirement.

Subparagraph 6.1.5 U.(1)d. requires submittal of all other required studies,

reports, certifications, and approvals demonstrating compliance with the

provisions of this Ordinance.

@) Compliance with this subparagraph has been shown in previous
sections of this Summary of Evidence.

Subparagraph 6.1.5 U.(1)e. requires that the PV SOLAR FARM SPECIAL
USE permit application shall include documentation that the applicant 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 as required by Section 6.1.5 B.(2)a.(b).

@ The City of Champaign is aware of the proposed project.

Subparagraph 6.1.5 U.(1)f. requires that a municipal resolution regarding
the PV SOLAR FARM by any municipality located within one-and-one-
half miles of the PV SOLAR FARM must be submitted to the ZONING
ADMINISTRATOR prior to the consideration of the PV SOLAR FARM
SPECIAL USE permit by the Champaign County Board or, in the absence
of such a resolution, the ZONING ADMINISTRATOR shall provide
documentation to the County Board that any municipality within one-and-
one-half miles of the PV SOLAR FARM was provided notice of the
meeting dates for consideration of the proposed PV SOLAR FARM
SPECIAL USE Permit for both the Environment and Land Use Committee
and the County Board as required by Section 6.1.5 B.(2)a.(c).
@ No resolution from the City of Champaign has been received as of
January 18, 2023.
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(b) Notice of the January 26, 2023, ZBA public hearing was sent by P&Z
Staff to the City of Champaign on January 11, 2023.

g. Subparagraph 6.1.5 U.(1)g. requires that 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 as required by Section 6.1.5 B.(3)b.
@) The petitioner included a signed interconnection agreement with

their application.

h. Subparagraph 6.1.5 U.(2) requires that 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.

@ The P&Z Department received a weed control plan on December 29,
2022, and a revised Site Plan on January 4, 2023.

I. Subparagraph 6.1.5 U.(2) requires that 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. A special condition has been added to ensure
compliance.

Regarding compliance with the Stormwater Management and Erosion Control Ordinance:

1) The proposed Special Use is not exempt from the Storm Water Management and
Erosion Control Ordinance. A Storm Water Drainage Plan and detention basin will
be required if more than 16% of the subject property is impervious area, including
gravel, buildings, and solar array rack posts.

3 Regarding the SWMEC requirement to protect agricultural field tile, see the review
of compliance with paragraph 6.1.5 F. that contains standard conditions to mitigate
damage to farmland.

Regarding the Special Flood Hazard Areas Ordinance, no part of the subject property is
located within a Special Flood Hazard Area.

Regarding the Subdivision Regulations, the subject property is located in the City of
Champaign subdivision jurisdiction and appears to be in compliance.

Regarding the requirement that the Special Use preserve the essential character of the AG-2

Agriculture and B-3 Highway Business Zoning districts:

(1)  The proposed use is a PV SOLAR ARRAY that is consistent with the essential
character of the AG-2 Agriculture and B-3 Highway Business districts because it is
authorized via County Board Special Use Permit in those districts.

The proposed Special Use must comply with the Illinois Accessibility Code which is not a
County ordinance or policy and the County cannot provide any flexibility regarding that
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Code. A Zoning Use Permit cannot be issued for any part of the proposed Special Use
until full compliance with the Illinois Accessibility Code has been indicated in drawings.

GENERALLY REGARDING WHETHER THE SPECIAL USE IS IN HARMONY WITH THE GENERAL PURPOSE AND
INTENT OF THE ORDINANCE

10. Regarding the Zoning Ordinance requirement that the proposed Special Use is in harmony with the
general intent and purpose of the Ordinance:

A PV SOLAR ARRAY may be authorized by the County Board in the AG-2 or B-3

Zoning Districts as a Special Use provided all other zoning requirements and standard

conditions are met or waived.

A

(1)

A proposed Special Use that does not conform to the standard conditions requires

only a waiver of that particular condition and does not require a variance. Waivers

of standard conditions are subject to the following findings:

a. that the waiver is in accordance with the general purpose and intent of the
ordinance; and

b. that the waiver will not be injurious to the neighborhood or to the public
health, safety, and welfare.

See Section 12 for a summary of evidence regarding whether any requested waiver of
standard conditions will be in harmony with the general intent and purpose of the
Ordinance.

Regarding whether the proposed Special Use Permit is in harmony with the general intent
of the Zoning Ordinance:

(1)

)

(3)

Subsection 5.1.1 of the Ordinance states the general intent of the AG-2 district and
Section 5.1.11 states the general intent of the B-3 district as follows (capitalized
words are defined in the Ordinance):

The AG-2 Agriculture DISTRICT is intended to prevent scattered indiscriminate
urban development and to preserve the AGRICULTURAL nature within areas which
are predominately vacant and which presently do not demonstrate any significant
potential for development. This DISTRICT is intended generally for application to
areas within one and one-half miles of existing communities in the COUNTY.

The B-3 Highway Business DISTRICT is intended to provide areas for commercial
establishments which primarily serve the needs of motorists and are intended for
application only adjacent to major thoroughfares in the COUNTY.

The types of uses authorized in the AG-2 and B-3 districts are in fact the types of
uses that have been determined to be acceptable in those districts. Uses authorized
by Special Use Permit are acceptable uses in the district provided that they are
determined by the ZBA to meet the criteria for Special Use Permits established in
paragraph 9.1.11 B. of the Ordinance.

Paragraph 2.0(a) of the Ordinance states that one purpose of the Ordinance is
securing adequate light, pure air, and safety from fire and other dangers.
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This purpose is directly related to the limits on building coverage and the minimum
yard requirements in the Ordinance and the proposed site plan appears to be in
compliance with those requirements.

Paragraph 2.0(b) of the Ordinance states that one purpose of the Ordinance is
conserving the value of land, BUILDINGS, and STRUCTURES throughout the
COUNTY.

a. Regarding the value of nearby properties, it is not clear whether the
proposed Special Use will have any impact on the value of nearby
properties without a formal real estate appraisal, which has not been
requested nor provided, and so any discussion of values is necessarily
general.

b. Regarding the value of the subject property, it also is not clear if the
requested Special Use Permit would have any effect.
@) If the petitioner is denied the special use permit, the property can still
be used for agricultural production.

C. Section 6.1.5 Q. of the PV SOLAR FARM text amendment approved on
August 23, 2018, includes a standard condition requiring a Decommissioning
and Site Reclamation Plan that is intended to ensure there is adequate
financial assurance for removal of a PV SOLAR FARM at the end of its
useful life. Ensuring adequate site reclamation is one method of protecting
surrounding property values.

Paragraph 2.0(c) of the Ordinance states that one purpose of the Ordinance is
lessening and avoiding congestion in the public STREETS.

Other than additional traffic during construction and/or decommissioning of the PV
SOLAR ARRAY, no significant increase in traffic is anticipated.

Paragraph 2.0(d) of the Ordinance states that one purpose of the Ordinance is
lessening and avoiding the hazards to persons and damage to PROPERTY resulting
from the accumulation of runoff from storm or flood waters.

a. No part of the subject property is located within a Special Flood Hazard
Area.
b. The proposed Special Use is not exempt from the Storm Water Management

and Erosion Control Ordinance. A Storm Water Drainage Plan and
detention basin will be required if more than 16% of the subject property is
impervious area, including gravel, buildings, and solar array rack posts.

Paragraph 2.0(e) of the Ordinance states that one purpose of the Ordinance is

promoting the public health, safety, comfort, morals, and general welfare.

a. In regards to public safety, this purpose is similar to the purpose established
in paragraph 2.0 (a) and is in harmony to the same degree.
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b. In regards to public comfort and general welfare, this purpose is similar to
the purpose of conserving property values established in paragraph 2.0 (b)
and is in harmony to the same degree.

Paragraph 2.0 (f) states that one purpose of the Ordinance is regulating and limiting
the height and bulk of BUILDINGS and STRUCTURES hereafter to be erected; and
paragraph 2.0 (g) states that one purpose is establishing, regulating, and limiting the
BUILDING or SETBACK lines on or along any STREET, trafficway, drive or
parkway; and paragraph 2.0 (h) states that one purpose is regulating and limiting the
intensity of the USE of LOT AREAS, and regulating and determining the area of
OPEN SPACES within and surrounding BUILDINGS and STRUCTURES.

These three purposes are directly related to the limits on building height and
building coverage and the minimum setback and yard requirements in the
Ordinance and the proposed site plan appears to be in compliance with those limits,
subject to the proposed waivers.

Paragraph 2.0(i) of the Ordinance states that one purpose of the Ordinance is
classifying, regulating, and restricting the location of trades and industries and the
location of BUILDINGS, STRUCTURES, and land designed for specified
industrial, residential, and other land USES; and paragraph 2.0(j.) states that one
purpose is dividing the entire COUNTY into DISTRICTS of such number, shape,
area, and such different classes according to the USE of land, BUILDINGS, and
STRUCTURES, intensity of the USE of LOT AREA, area of OPEN SPACES, and
other classification as may be deemed best suited to carry out the purpose of the
ordinance; and paragraph 2.0(k) states that one purpose is fixing regulations and
standards to which BUILDINGS, STRUCTURES, or USES therein shall conform;
and paragraph 2.0(1) states that one purpose is prohibiting USES, BUILDINGS, OR
STRUCTURES incompatible with the character of such DISTRICT.

Harmony with these four purposes requires that the special conditions of approval
sufficiently mitigate or minimize any incompatibilities between the proposed
Special Use Permit and adjacent uses, and that the special conditions adequately
mitigate nonconforming conditions.

Paragraph 2.0(m) of the Ordinance states that one purpose of the Ordinance is
preventing additions to and alteration or remodeling of existing BUILDINGS,
STRUCTURES, or USES in such a way as to avoid the restrictions and limitations
lawfully imposed under this ordinance.

This purpose is not relevant to the proposed Special Use Permit.

Paragraph 2.0(n) of the Ordinance states that one purpose of the Ordinance is
protecting the most productive AGRICULTURAL lands from haphazard and
unplanned intrusions of urban USES.

A PV SOLAR ARRAY can be both an urban and a rural use.
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Paragraph 2.0(0) of the Ordinance states that one purpose of the Ordinance is
protecting natural features such as forested areas and watercourses.

There are no forested areas or watercourses on the subject property.

Paragraph 2.0(p) of the Ordinance states that one purpose of the Ordinance is
encouraging the compact development of urban areas to minimize the cost of
development of public utilities and public transportation facilities.

The project requires no new public utilities or transportation facilities.

Paragraph 2.0(q) of the Ordinance states that one purpose of the Ordinance is
encouraging the preservation of AGRICULTURAL belts surrounding urban areas,
to retain the AGRICULTURAL nature of the COUNTY, and the individual
character of existing communities.

A PV SOLAR ARRAY can be either an urban or rural use. Land used in a PV
SOLAR ARRAY can be converted back to agricultural land after
decommissioning.

Paragraph 2.0(r) of the Ordinance states that one purpose of the Ordinance is to
provide for the safe and efficient development of renewable energy sources in those
parts of the COUNTY that are most suited to their development.

The Zoning Ordinance has designated the AG-2 Agriculture and B-3 Highway
Business Zoning Districts as acceptable areas to develop PV SOLAR ARRAYS.

GENERALLY REGARDING WHETHER THE SPECIAL USE IS AN EXISTING NONCONFORMING USE

11.  The proposed Special Use is not an existing NONCONFORMING USE.

RELATED TO THE WAIVERS, GENERALLY REGARDING SPECIAL CONDITIONS THAT MAY BE PRESENT

12. Generally regarding the Zoning Ordinance requirement of a finding that special conditions and
circumstances exist which are peculiar to the land or structure involved which are not applicable to
other similarly situated land or structures elsewhere in the same district:

A. Regarding Part A of the proposed waivers, for not providing a Decommissioning and Site
Reclamation Plan that includes cost estimates prepared by an Illinois Licensed Professional
Engineer prior to consideration of the Special Use Permit by the Board:

1)

)

Some details that are required to develop the cost estimates might not be available
until the Zoning Use Permit phase, when more specific calculations are made by the
applicants.

A special condition has been added requiring the applicant to submit a
Decommissioning and Site Reclamation Plan approved by ELUC at the time of
application for a Zoning Use Permit.
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B.

Regarding Part B of the proposed waivers, for locating the PV SOLAR ARRAY less than

one and one-half miles from an incorporated municipality:

1) The City of Champaign is aware of the proposed project. In an email received
December 27, 2022, Rob Kowalski, Assistant Planning & Development Director,
stated, “The site is identified in our Comprehensive Plan as Tier 3 which is not
ready for urban development due to lack of sewers and urban services.
Additionally, the city doesn’t have jurisdiction of adjacent streets or access and the
land use is generally compatible with agricultural uses.”

Regarding Part C of the proposed waivers, for not submitting a Roadway Upgrade and
Maintenance Agreement prior to consideration of the Special Use Permit by the Board:
1) The petitioner will provide an agreement or waiver therefrom at a later time.

RELATED TO THE WAIVERS, GENERALLY REGARDING ANY PRACTICAL DIFFICULTIES OR HARDSHIPS
RELATED TO CARRYING OUT THE STRICT LETTER OF THE ORDINANCE

13.  Generally regarding the Zoning Ordinance requirement of a finding that practical difficulties or
hardships related to carrying out the strict letter of the regulations sought to be varied prevent
reasonable and otherwise permitted use of the land or structures or construction on the lot:

A

Without Part A of the proposed waivers, the Special Use Permit process might have to be
extended in order to have sufficient time to prepare cost estimates and other
Decommissioning and Site Reclamation Plan requirements.

Without Part B of the proposed waivers, for locating the PV SOLAR ARRAY less than one
and one-half miles from an incorporated municipality: the project could not be constructed
on the subject property.

Without Part C of the proposed waivers, for not submitting a Roadway Upgrade and
Maintenance Agreement prior to consideration of the Special Use Permit by the Board; the
Special Use Permit process might have to be extended in order to have sufficient time to
prepare the required materials.

RELATED TO THE WAIVERS, GENERALLY PERTAINING TO WHETHER OR NOT THE PRACTICAL
DIFFICULTIES OR HARDSHIPS RESULT FROM THE ACTIONS OF THE APPLICANT

14, Generally regarding the Zoning Ordinance requirement for a finding that the special conditions,
circumstances, hardships, or practical difficulties do not result from the actions of the Applicant:

A

Regarding Part A of the proposed waivers, for not providing a Decommissioning and Site
Reclamation Plan that includes cost estimates prepared by an Illinois Licensed Professional
Engineer prior to consideration of the Special Use Permit by the Board: some details such
as cost estimates are not available until closer to construction.

Regarding Part B of the proposed waivers, for locating the PV SOLAR ARRAY less than
one and one-half miles from an incorporated municipality: the petitioner was not aware of
this requirement when they purchased the land for the project.
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Regarding Part C of the proposed waivers, for not submitting a Roadway Upgrade and
Maintenance Agreement prior to consideration of the Special Use Permit by the Board: the
petitioner will provide an agreement or waiver therefrom at a later time.

GENERALLY PERTAINING TO WHETHER OR NOT THE WAIVERS ARE IN HARMONY WITH THE GENERAL
PURPOSE AND INTENT OF THE ORDINANCE

15.

Regarding the Zoning Ordinance requirement that the waivers of standard conditions of the
Special Use will be in harmony with the general purpose and intent of the ordinance:

A.

Regarding Part A of the proposed waivers, for not providing a Decommissioning and Site
Reclamation Plan that includes cost estimates prepared by an Illinois Licensed Professional
Engineer prior to consideration of the Special Use Permit by the Board: the requested
waiver is 0% of the minimum required, for a waiver of 100%.

Regarding Part B of the proposed waivers, for locating the PV SOLAR ARRAY less than
one and one-half miles from an incorporated municipality: the requested waiver is 0% of
the minimum required, for a waiver of 100%.

Regarding Part C of the proposed waivers, for not submitting a Roadway Upgrade and
Maintenance Agreement prior to consideration of the Special Use Permit by the Board: the
requested waiver is 0% of the minimum required, for a waiver of 100%.

RELATED TO THE WAIVERS, GENERALLY PERTAINING TO THE EFFECTS OF THE REQUESTED WAIVERS
ON THE NEIGHBORHOOD AND THE PUBLIC HEALTH, SAFETY, AND WELFARE

16.

Regarding the Zoning Ordinance requirement for a finding that the granting of the waiver
(variance) will not be injurious to the neighborhood, or otherwise detrimental to the public health,
safety, or welfare:

A

The City of Champaign has been notified of this case. In an email received December 27,
2022, Rob Kowalski, Assistant Planning & Development Director, stated, “The site is
identified in our Comprehensive Plan as Tier 3 which is not ready for urban development
due to lack of sewers and urban services. Additionally, the city doesn’t have jurisdiction of
adjacent streets or access and the land use is generally compatible with agricultural uses.”

The Hensley Township Highway Commissioner has been notified of this case, and no
comments have been received.

The Thomasboro Fire Protection District has been notified of this case, and no comments
have been received.

The Beaver Lake Drainage District has been notified of this case, and no comments have
been received.

Considerations of public health, safety, and welfare for the proposed special use are
discussed under Item 8 and are also applicable to the proposed waivers.



Case 083-S-22

Cases 082-S-22/083-S-22/084-V-22
ZBA 01/26/23, Attachment P Page 34 of 47

PRELIMINARY DRAFT

Page 34 of 47

GENERALLY REGARDING PROPOSED SPECIAL CONDITIONS OF APPROVAL

17.

Regarding proposed special conditions of approval:

A.

The approved site plan consists of the following documents:
e Site Plan sheets received January 4, 2023.

The above special condition is required to ensure that:
The constructed PV SOLAR FARM is consistent with the special use permit
approval.

The Zoning Administrator shall not authorize a Zoning Use Permit Application or
issue a Zoning Compliance Certificate on the subject property until the lighting
specifications in Paragraph 6.1.2.A. of the Zoning Ordinance have been met.

The special condition stated above is required to ensure the following:
That exterior lighting for the proposed Special Use meets the requirements
established for Special Uses in the Zoning Ordinance.

The Zoning Administrator shall not issue a Zoning Compliance Certificate for the
proposed PV SOLAR FARM until the petitioner has demonstrated that the proposed
Special Use complies with the Illinois Accessibility Code, if necessary.

The special condition stated above is necessary to ensure the following:
That the proposed Special Use meets applicable state requirements for
accessibility.

The Zoning Administrator shall not authorize a Zoning Use Permit until the
petitioner submits a copy of an executed Agricultural Impact Mitigation Agreement
with the Illinois Department of Agriculture per the requirements established in
Paragraph 6.1.5 R. of the Zoning Ordinance.

The special condition stated above is required to ensure the following:
That the land affected by PV SOLAR FARM is restored to its pre-construction
capabilities.

A signed Decommissioning and Site Reclamation Plan that has been approved by
ELUC is required at the time of application for a Zoning Use Permit that complies
with Section 6.1.1 A. and Section 6.1.5 Q. of the Zoning Ordinance, including a
decommissioning cost estimate prepared by an Illinois Professional Engineer.

The above special conditions are required to ensure that:
The Special Use Permit complies with Ordinance requirements and as
authorized by waiver.

The following submittals are required prior to the approval of any Zoning Use Permit
for aPV SOLAR FARM:
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Documentation of the solar module’s unlimited 10-year warranty and the 25-
year limited power warranty.

Certification by an Illinois Professional Engineer that any relocation of
drainage district tile conforms to the Champaign County Storm Water
Management and Erosion Control Ordinance.

An irrevocable letter of credit to be drawn upon a federally insured financial
institution with a minimum acceptable long term corporate debt (credit) rating
of the proposed financial institution shall be a rating of “A” by S&P or a
rating of “A3” by Moody’s or a rating of “A-" by Kroll Bond Rating Agency
within 200 miles of Urbana or reasonable anticipated travel costs shall be
added to the amount of the letter of credit.

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.

Documentation regarding the seed to be used for the pollinator planting, per
6.1.5 F.(9).

The telephone number for the complaint hotline required by 6.1.5 S.

Any updates to the approved Site Plan per the requirements provided in
Section 6.1.5 U.1.c.

A noise study that meets the requirements of 6.1.5 1.3. that has been approved
by the Environment and Land Use Committee.

The above special condition is required to ensure that:

The PV SOLAR FARM is constructed consistent with the Special Use Permit
approval and in compliance with the Ordinance requirements.

A Zoning Compliance Certificate shall be required for the PV SOLAR FARM prior
to going into commercial production of energy. Approval of a Zoning Compliance
Certificate shall require the following:

1.

An as-built site plan of the PV SOLAR FARM including structures, property
lines (including identification of adjoining properties), as-built separations,
public access road and turnout locations, substation(s), electrical cabling from
the PV SOLAR FARM to the substations(s), and layout of all structures within
the geographical boundaries of any applicable setback.

As-built documentation of all permanent soil erosion and sedimentation
improvements for all PV SOLAR FARM including any access road prepared
by an Ilinois Licensed Professional Engineer.
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3. An executed interconnection agreement with the appropriate electric utility as
required by Section 6.1.5 B.(3)b.

The above special condition is required to ensure that:
The PV SOLAR ARRAY is constructed consistent with the special use permit
approval and in compliance with the Ordinance requirements.

H. The Applicant or Owner or Operator of the PV SOLAR ARRAY shall comply with
the following specific requirements that apply even after the PV SOLAR ARRAY
goes into commercial operation:

1. Maintain the pollinator plantings and required visual screening in perpetuity.

2. Cooperate with local Fire Protection District to develop the District’s
emergency response plan as required by 6.1.5 H.(2).

3. Cooperate fully with Champaign County and in resolving any noise complaints
including reimbursing Champaign County any costs for the services of a
gualified noise consultant pursuant to any proven violation of the I.P.C.B.
noise regulations as required by 6.1.5 1.(4).

4, Maintain a current general liability policy as required by 6.1.5 O.

5. Submit annual summary of operation and maintenance reports to the
Environment and Land Use Committee as required by 6.1.5 P.(1)a.

6. Maintain compliance with the approved Decommissioning and Site
Reclamation Plan including financial assurances.

7. Submit to the Zoning Administrator copies of all complaints to the telephone
hotline on a monthly basis and take all necessary actions to resolve all
legitimate complaints as required by 6.1.5 S.

The above special condition is required to ensure that:
Future requirements are clearly identified for all successors of title, lessees,
any operator and/or owner of the PV SOLAR ARRAY.

I The owners of the subject property hereby recognize and provide for the right of
agricultural activities to continue on adjacent land consistent with the Right to Farm
Resolution 3425.

The special condition stated above is required to ensure the following:
Conformance with Policy 4.2.3 of the Land Resource Management Plan.
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DOCUMENTS OF RECORD

1.

Applications for Special Use Permits and Variance received December 14, 2022, with
attachments:

ITOTMOO >

Site Plan and Landscape Plan

Plat of Survey

Project Narrative

Specifications sheets for Sunny Highpower Peak 3 inverter
Specifications sheets for VSUN545-144BMH-DG solar panels
Terrasmart specification sheets

Standard Agreement for Interconnection with Ameren

Project contact information

Email from Rob Kowalski, City of Champaign, received December 27, 2022

Revised Site Plan received January 4, 2023

Preliminary Memorandum dated January 18, 2023, with attachments:

A
B
C
D
E
F
G
H
I

oz X«

o

Case Maps (Location, Land Use, Zoning)

Revised Site Plan received January 4, 2023

Landscape Plan received December 14, 2022

Plat of Survey received December 14, 2022

Specifications sheets for Sunny Highpower Peak 3 inverter

Specifications sheets for VSUN545-144BMH-DG solar panels

Terrasmart specification sheets

Weed control plan received December 29, 2022

Natural Resources Information Report created by Champaign County Soil and Water
Conservation District (will be handed out at January 26, 2023 meeting)

Email from Rob Kowalski, City of Champaign, received December 27, 2022

LRMP Land Use Goals, Objectives, and Policies (available on ZBA meetings website)
LRMP Appendix of Defined Terms (available on ZBA meetings website)

Right to Farm Resolution 3425

Site Visit Photos taken December 21, 2022

Summary of Evidence, Finding of Fact, and Final Determination for Cases 082-S-22 and
084-V-22 dated January 26, 2023

Summary of Evidence, Finding of Fact, and Final Determination for Case 083-S-22 dated
January 26, 2023
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FINDINGS OF FACT

From the documents of record and the testimony and exhibits received at the public hearing for zoning
case 083-S-22 held on January 26, 2023, the Zoning Board of Appeals of Champaign County finds that:

1.

The requested Special Use Permit {IS / IS NOT} necessary for the public convenience at this
location because:

a. The State of Illinois has adopted a Renewable Portfolio Standard that established a goal
of 25% of the State’s energy coming from renewable sources by the year 2025.

b. The Hlinois Future Energy Jobs Act requires installation of 3,000 MW of new solar
capacity by the year 2030.

The requested Special Use Permit {SUBJECT TO THE SPECIAL CONDITIONS IMPOSED

HEREIN} is so designed, located, and proposed to be operated so that it {WILL NOT / WILL} be

injurious to the district in which it shall be located or otherwise detrimental to the public health,

safety, and welfare because:

a. The street has {ADEQUATE / INADEQUATE} traffic capacity and the entrance location
has {ADEQUATE / INADEQUATE} visibility.

a. Traffic volumes are not expected to increase significantly other than during
construction of the project.
b. Notice was sent to the Township Supervisor and the Township Road

Commissioner, and no comments have been received.

b. Emergency services availability is {ADEQUATE / INADEQUATE} {because*}:
a. The subject property is located within the Thomasboro Fire Protection District
and is approximately 7.1 road miles from the Thomasboro Fire Station. The Fire
Chief was notified of these cases, and no comments have been received.

C. The Special Use {WILL / WILL NOT} be compatible with adjacent uses {because*}.
a. The proposed PV SOLAR ARRAY will not be disruptive to surrounding
agriculture.

d. Surface and subsurface drainage will be {ADEQUATE / INADEQUATE} {because*}:
a. No part of the subject property is located within a mapped floodplain.
b. A Storm Water Drainage Plan and detention basin will be required if more than
16% of the subject property is impervious area, including gravel, buildings, and
solar array rack posts, per the Storm Water Management and Erosion Control
Ordinance.

e. Public safety will be {ADEQUATE / INADEQUATE} {because*}:
a. The subject property is located within the Thomasboro Fire Protection District
and is approximately 7.1 road miles from the Thomasboro Fire Station. The Fire
Chief was notified of these cases, and no comments have been received.
b. Notice was also sent to the Township Supervisor and Township Road
Commissioner, and no comments have been received.
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f. The provisions for parking will be {ADEQUATE / INADEQUATE} {because*}:
a. A PV SOLAR ARRAY does not require parking.
b. There is no significant increase in traffic expected for the proposed development.

g. The property {IS/IS NOT} WELL SUITED OVERALL for the proposed improvements
{because*}:
a. The site is reasonably well-suited in all respects and has no major defects.

h. Existing public services {ARE/ARE NOT} available to support the proposed SPECIAL
USE without undue public expense {because*}:
a. No additional public services are necessary for the proposed development.

I. Existing public infrastructure together with the proposed development {IS/IS NOT}
adequate to support the proposed development effectively and safely without undue public
expense {because*}:

a. No new public infrastructure is required for the proposed development.

Note the Board may include other relevant considerations as necessary or desirable in each case.
*The Board may include additional justification if desired, but it is not required.

The requested Special Use Permit {SUBJECT TO THE SPECIAL CONDITIONS IMPOSED
HEREIN} {DOES / DOES NOT} conform to the applicable regulations and standards of the
DISTRICT in which it is located, subject to approval of the requested waivers.

The requested Special Use Permit {SUBJECT TO THE SPECIAL CONDITIONS IMPOSED

HEREIN} {DOES / DOES NOT} preserve the essential character of the DISTRICT in which it is

located because:

a. The Special Use will be designed to {CONFORM / NOT CONFORM} to all relevant
County ordinances and codes.

b. The Special Use {WILL / WILL NOT} be compatible with adjacent uses.

C. Public safety will be {ADEQUATE / INADEQUATE}.

The requested Special Use Permit {SUBJECT TO THE SPECIAL CONDITIONS IMPOSED
HEREIN} {IS / IS NOT} in harmony with the general purpose and intent of the Ordinance
because:

a. The Special Use is authorized in the District.
b. The requested Special Use Permit {IS/ IS NOT} necessary for the public convenience at
this location.

C. The requested Special Use Permit {SUBJECT TO THE SPECIAL CONDITIONS
IMPOSED HEREIN} is so designed, located, and proposed to be operated so that it
{WILL /WILL NOT} be injurious to the district in which it shall be located or otherwise
detrimental to the public health, safety, and welfare.

d. The requested Special Use Permit {SUBJECT TO THE SPECIAL CONDITIONS
IMPOSED HEREIN} {DOES / DOES NOT} preserve the essential character of the
DISTRICT in which it is located.

The requested Special Use IS NOT an existing nonconforming use.
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Regarding necessary waivers of standard conditions:

Per Section 7.15 of the Champaign County ZBA Bylaws, “waivers may be approved individually or

en masse by the affirmative vote of a majority of those members voting on the issue, and shall be

incorporated into the Findings of Fact with the reason for granting each waiver described”.

A. Regarding Part A of the proposed waivers, for not providing a Decommissioning and Site
Reclamation Plan that includes cost estimates prepared by an Illinois Licensed Professional
Engineer prior to consideration of the Special Use Permit by the Board:

1)

()

©)

(4)

(5)

The waiver {IS/ IS NOT} in accordance with the general purpose and intent of the
Zoning Ordinance and {WILL/ WILL NOT} be injurious to the neighborhood or to
the public health, safety, and welfare because: the petitioner will still need to
provide this document prior to receiving a Zoning Use Permit.

Special conditions and circumstances {DO / DO NOT} exist which are peculiar to
the land or structure involved, which are not applicable to other similarly situated
land and structures elsewhere in the same district because: some details such as
cost estimates are not available until closer to construction.

Practical difficulties or hardships created by carrying out the strict letter of the
regulations sought to be varied {WILL / WILL NOT} prevent reasonable or
otherwise permitted use of the land or structure or construction because: some
details such as cost estimates are not available until closer to construction.

The special conditions, circumstances, hardships, or practical difficulties {DO / DO
NOT} result from actions of the applicant because: some details such as cost
estimates are not available until closer to construction.

The requested waiver {SUBJECT TO THE PROPOSED SPECIAL
CONDITION}{IS / IS NOT} the minimum variation that will make possible the
reasonable use of the land/structure.

B. Regarding Part B of the proposed waivers, for locating the PV SOLAR ARRAY less than
one and one-half miles from an incorporated municipality:

(1)

()

The waiver {IS/ IS NOT} in accordance with the general purpose and intent of the

Zoning Ordinance and {WILL/ WILL NOT} be injurious to the neighborhood or to

the public health, safety, and welfare because:

a. Relevant jurisdictions have been notified of these cases, and no comments
have been received.

Special conditions and circumstances {DO / DO NOT} exist which are peculiar to
the land or structure involved, which are not applicable to other similarly situated
land and structures elsewhere in the same district because: The City of Champaign
is aware of the proposed project. In an email received December 27, 2022, Rob
Kowalski, Assistant Planning & Development Director, stated, “The site is
identified in our Comprehensive Plan as Tier 3 which is not ready for urban
development due to lack of sewers and urban services. Additionally, the city
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doesn’t have jurisdiction of adjacent streets or access and the land use is
generally compatible with agricultural uses.”

(3)  Practical difficulties or hardships created by carrying out the strict letter of the
regulations sought to be varied {WILL / WILL NOT} prevent reasonable or
otherwise permitted use of the land or structure or construction because: without
the waiver, the project could not be constructed on the subject property.

(4)  The special conditions, circumstances, hardships, or practical difficulties {DO / DO
NOT} result from actions of the applicant because: the petitioner was not aware of
this requirement when they purchased the land for the project.

(5)  The requested waiver {SUBJECT TO THE PROPOSED SPECIAL
CONDITION}{IS / IS NOT} the minimum variation that will make possible the
reasonable use of the land/structure because: without the waiver, the project could
not be constructed on the subject property.

C. Regarding Part C of the proposed waivers, for not submitting a Roadway Upgrade and
Maintenance Agreement prior to consideration of the Special Use Permit by the Board:
(1)  The waiver {IS/ IS NOT} in accordance with the general purpose and intent of the
Zoning Ordinance and {WILL/ WILL NOT} be injurious to the neighborhood or to
the public health, safety, and welfare because: the petitioner will still need to
provide this document prior to receiving a Zoning Use Permit.

(2)  Special conditions and circumstances {DO / DO NOT} exist which are peculiar to
the land or structure involved, which are not applicable to other similarly situated
land and structures elsewhere in the same district because: The petitioner will
provide an agreement or waiver therefrom at a later time.

(3)  Practical difficulties or hardships created by carrying out the strict letter of the
regulations sought to be varied {WILL / WILL NOT} prevent reasonable or
otherwise permitted use of the land or structure or construction because: the Special
Use Permit process might have to be extended in order to have sufficient time to
prepare the required materials.

(4)  The special conditions, circumstances, hardships, or practical difficulties {DO / DO
NOT} result from actions of the applicant because: the petitioner will provide an
agreement or waiver therefrom at a later time.

(5)  The requested waiver {SUBJECT TO THE PROPOSED SPECIAL
CONDITION}{IS / IS NOT} the minimum variation that will make possible the
reasonable use of the land/structure.

7. THE SPECIAL CONDITIONS IMPOSED HEREIN ARE REQUIRED TO ENSURE
COMPLIANCE WITH THE CRITERIA FOR SPECIAL USE PERMITS AND FOR THE
PARTICULAR PURPOSES DESCRIBED BELOW:
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A

The approved site plan consists of the following documents:
e Site Plan sheets received January 4, 2023.

The above special condition is required to ensure that:
The constructed PV SOLAR FARM is consistent with the special use permit
approval.

The Zoning Administrator shall not authorize a Zoning Use Permit Application or
issue a Zoning Compliance Certificate on the subject property until the lighting
specifications in Paragraph 6.1.2.A. of the Zoning Ordinance have been met.

The special condition stated above is required to ensure the following:
That exterior lighting for the proposed Special Use meets the requirements
established for Special Uses in the Zoning Ordinance.

The Zoning Administrator shall not issue a Zoning Compliance Certificate for the
proposed PV SOLAR FARM until the petitioner has demonstrated that the proposed
Special Use complies with the Illinois Accessibility Code, if necessary.

The special condition stated above is necessary to ensure the following:
That the proposed Special Use meets applicable state requirements for
accessibility.

The Zoning Administrator shall not authorize a Zoning Use Permit until the
petitioner submits a copy of an executed Agricultural Impact Mitigation Agreement
with the Illinois Department of Agriculture per the requirements established in
Paragraph 6.1.5 R. of the Zoning Ordinance.

The special condition stated above is required to ensure the following:
That the land affected by PV SOLAR FARM is restored to its pre-construction
capabilities.

A signed Decommissioning and Site Reclamation Plan that has been approved by
ELUC is required at the time of application for a Zoning Use Permit that complies
with Section 6.1.1 A. and Section 6.1.5 Q. of the Zoning Ordinance, including a
decommissioning cost estimate prepared by an lllinois Professional Engineer.

The above special conditions are required to ensure that:
The Special Use Permit complies with Ordinance requirements and as
authorized by waiver.

The following submittals are required prior to the approval of any Zoning Use Permit

for a PV SOLAR FARM:

1. Documentation of the solar module’s unlimited 10-year warranty and the 25-
year limited power warranty.
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Certification by an Illinois Professional Engineer that any relocation of
drainage district tile conforms to the Champaign County Storm Water
Management and Erosion Control Ordinance.

An irrevocable letter of credit to be drawn upon a federally insured financial
institution with a minimum acceptable long term corporate debt (credit) rating
of the proposed financial institution shall be a rating of “A” by S&P or a
rating of “A3” by Moody’s or a rating of “A-" by Kroll Bond Rating Agency
within 200 miles of Urbana or reasonable anticipated travel costs shall be
added to the amount of the letter of credit.

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.

Documentation regarding the seed to be used for the pollinator planting, per
6.1.5 F.(9).

The telephone number for the complaint hotline required by 6.1.5 S.

Any updates to the approved Site Plan per the requirements provided in
Section 6.1.5 U.1.c.

A noise study that meets the requirements of 6.1.5 1.3. that has been approved
by the Environment and Land Use Committee.

The above special condition is required to ensure that:

The PV SOLAR FARM is constructed consistent with the Special Use Permit
approval and in compliance with the Ordinance requirements.

A Zoning Compliance Certificate shall be required for the PV SOLAR FARM prior
to going into commercial production of energy. Approval of a Zoning Compliance
Certificate shall require the following:

1.

An as-built site plan of the PV SOLAR FARM including structures, property
lines (including identification of adjoining properties), as-built separations,
public access road and turnout locations, substation(s), electrical cabling from
the PV SOLAR FARM to the substations(s), and layout of all structures within
the geographical boundaries of any applicable setback.

As-built documentation of all permanent soil erosion and sedimentation
improvements for all PV SOLAR FARM including any access road prepared
by an Illinois Licensed Professional Engineer.

An executed interconnection agreement with the appropriate electric utility as
required by Section 6.1.5 B.(3)b.
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The above special condition is required to ensure that:

The PV SOLAR ARRAY is constructed consistent with the special use permit
approval and in compliance with the Ordinance requirements.

H. The Applicant or Owner or Operator of the PV SOLAR ARRAY shall comply with
the following specific requirements that apply even after the PV SOLAR ARRAY
goes into commercial operation:

1.

2.

Maintain the pollinator plantings and required visual screening in perpetuity.

Cooperate with local Fire Protection District to develop the District’s
emergency response plan as required by 6.1.5 H.(2).

Cooperate fully with Champaign County and in resolving any noise complaints
including reimbursing Champaign County any costs for the services of a
qualified noise consultant pursuant to any proven violation of the I.P.C.B.
noise regulations as required by 6.1.5 1.(4).

Maintain a current general liability policy as required by 6.1.5 O.

Submit annual summary of operation and maintenance reports to the
Environment and Land Use Committee as required by 6.1.5 P.(1)a.

Maintain compliance with the approved Decommissioning and Site
Reclamation Plan including financial assurances.

Submit to the Zoning Administrator copies of all complaints to the telephone
hotline on a monthly basis and take all necessary actions to resolve all
legitimate complaints as required by 6.1.5 S.

The above special condition is required to ensure that:

Future requirements are clearly identified for all successors of title, lessees,
any operator and/or owner of the PV SOLAR ARRAY.

I The owners of the subject property hereby recognize and provide for the right of
agricultural activities to continue on adjacent land consistent with the Right to Farm
Resolution 3425.

The special condition stated above is required to ensure the following:

Conformance with Policy 4.2.3 of the Land Resource Management Plan.
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FINAL DETERMINATION

The Champaign County Zoning Board of Appeals finds that, based upon the application, testimony, and
other evidence received in this case, that the requirements for approval of Section 9.1.11B. {HAVE /
HAVE NOT} been met, and pursuant to the authority granted by Section 9.1.6 B. of the Champaign
County Zoning Ordinance, recommends that:

The Special Use requested in Case 083-S-22 be {GRANTED/ GRANTED WITH SPECIAL
CONDITIONS / DENIED} to the applicant, Anthony Donato, d.b.a. IAG Investments LLC, to
authorize the following as a Special Use:

Authorize a photovoltaic solar array with a total nameplate capacity of 5 megawatts (MW),
including access roads and wiring, in the AG-2 Agriculture and B-3 Highway Business
Zoning Districts as a second principal use as a County Board Special Use Permit and
including the following waivers of standard conditions (other waivers may be necessary):

Part A: A waiver for not providing a Decommissioning and Site Reclamation Plan that
includes cost estimates prepared by an Illinois Licensed Professional Engineer prior to
consideration of the Special Use Permit by the Board, per Section 6.1.1 A.3.

Part B: A waiver for locating the PV Solar Array less than one and one-half miles from
an incorporated municipality with a zoning ordinance per Section 6.1.5 B.(2)a.

Part C: A waiver for not submitting a Roadway Upgrade and Maintenance Agreement
prior to consideration of the Special Use Permit by the Board, per Section 6.1.5 G.(1).

{ SUBJECT TO THE FOLLOWING SPECIAL CONDITIONS: }

A.

The approved site plan consists of the following documents:
e Site Plan sheets received January 4, 2023.

The Zoning Administrator shall not authorize a Zoning Use Permit Application or
issue a Zoning Compliance Certificate on the subject property until the lighting
specifications in Paragraph 6.1.2.A. of the Zoning Ordinance have been met.

The Zoning Administrator shall not issue a Zoning Compliance Certificate for the
proposed PV SOLAR FARM until the petitioner has demonstrated that the proposed
Special Use complies with the Illinois Accessibility Code, if necessary.

The Zoning Administrator shall not authorize a Zoning Use Permit until the
petitioner submits a copy of an executed Agricultural Impact Mitigation Agreement
with the Illinois Department of Agriculture per the requirements established in
Paragraph 6.1.5 R. of the Zoning Ordinance.

A signed Decommissioning and Site Reclamation Plan that has been approved by
ELUC is required at the time of application for a Zoning Use Permit that complies
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with Section 6.1.1 A. and Section 6.1.5 Q. of the Zoning Ordinance, including a
decommissioning cost estimate prepared by an Illinois Professional Engineer.

F. The following submittals are required prior to the approval of any Zoning Use Permit
for aPV SOLAR FARM:

1.

Documentation of the solar module’s unlimited 10-year warranty and the 25-
year limited power warranty.

Certification by an Illinois Professional Engineer that any relocation of
drainage district tile conforms to the Champaign County Storm Water
Management and Erosion Control Ordinance.

An irrevocable letter of credit to be drawn upon a federally insured financial
institution with a minimum acceptable long term corporate debt (credit) rating
of the proposed financial institution shall be a rating of “A” by S&P or a
rating of “A3” by Moody’s or a rating of “A-" by Kroll Bond Rating Agency
within 200 miles of Urbana or reasonable anticipated travel costs shall be
added to the amount of the letter of credit.

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.

Documentation regarding the seed to be used for the pollinator planting, per
6.1.5 F.(9).

The telephone number for the complaint hotline required by 6.1.5 S.

Any updates to the approved Site Plan per the requirements provided in
Section 6.1.5 U.1.c.

A noise study that meets the requirements of 6.1.5 1.3. that has been approved
by the Environment and Land Use Committee.

G. A Zoning Compliance Certificate shall be required for the PV SOLAR FARM prior
to going into commercial production of energy. Approval of a Zoning Compliance
Certificate shall require the following:

1.

An as-built site plan of the PV SOLAR FARM including structures, property
lines (including identification of adjoining properties), as-built separations,
public access road and turnout locations, substation(s), electrical cabling from
the PV SOLAR FARM to the substations(s), and layout of all structures within
the geographical boundaries of any applicable setback.

As-built documentation of all permanent soil erosion and sedimentation
improvements for all PV SOLAR FARM including any access road prepared
by an Illinois Licensed Professional Engineer.
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An executed interconnection agreement with the appropriate electric utility as
required by Section 6.1.5 B.(3)b.

H. The Applicant or Owner or Operator of the PV SOLAR ARRAY shall comply with
the following specific requirements that apply even after the PV SOLAR ARRAY
goes into commercial operation:

1.

2.

Maintain the pollinator plantings and required visual screening in perpetuity.

Cooperate with local Fire Protection District to develop the District’s
emergency response plan as required by 6.1.5 H.(2).

Cooperate fully with Champaign County and in resolving any noise complaints
including reimbursing Champaign County any costs for the services of a
gualified noise consultant pursuant to any proven violation of the I.P.C.B.
noise regulations as required by 6.1.5 1.(4).

Maintain a current general liability policy as required by 6.1.5 O.

Submit annual summary of operation and maintenance reports to the
Environment and Land Use Committee as required by 6.1.5 P.(1)a.

Maintain compliance with the approved Decommissioning and Site
Reclamation Plan including financial assurances.

Submit to the Zoning Administrator copies of all complaints to the telephone
hotline on a monthly basis and take all necessary actions to resolve all
legitimate complaints as required by 6.1.5 S.

I The owners of the subject property hereby recognize and provide for the right of
agricultural activities to continue on adjacent land consistent with the Right to Farm
Resolution 3425.

The foregoing is an accurate and complete record of the Findings and Determination of the Zoning Board
of Appeals of Champaign County.

SIGNED:

Ryan Elwell, Chair

ATTEST:

Secretary to the Zoning Board of Appeals

Champaign County Zoning Board of Appeals

Date



	082-S-22_083-S-22_084-V-22 Prelim Memo 011823
	AttA Case Maps
	082_083_084_LocationMap
	082_083_084_LandUseMap
	082_083_084_ZoningMap

	AttB Revised Site Plan 010423
	Revised Site Plan 010423
	Revised Site Plan p2 010423

	AttC Landscape Plan 121422
	AttD Plat of Survey 121422
	AttE Sunny Highpower inverter spec sheets 080122
	AttF VSUN spec sheets 080122
	AttG Terrasmart sheets 080122
	AttH Vegetation Plan 122922
	AttI Placeholder NRIR
	AttJ Email Kowalski 122722
	AttK Placeholder LRMP GOPs
	AttL Placeholder LRMP defined terms
	AttM R3425_RightToFarmResolution reduced
	AttN Images packet 122122
	AttO 082-S-22_084-V-22 prelim SOE 012623
	(1) The subject property generally drains from a central high point to the north and south.
	The proposed Special Use is unlikely to significantly increase traffic.
	A. The Petitioner has testified on the application, “We want to maintain as much natural habitat as possible and not put concrete on the land.”

	AttP 083-S-22 prelim SOE 012623
	(1) The subject property generally drains from a central high point to the north and south.
	a. Regarding the value of nearby properties, it is not clear whether the proposed Special Use will have any impact on the value of nearby properties without a formal real estate appraisal, which has not been requested nor provided, and so any discussi...
	b. Regarding the value of the subject property, it also is not clear if the requested Special Use Permit would have any effect.




