
CASE NO. 130-AT-24 
SUPPLEMENTAL MEMORANDUM #3 
March 13, 2025

 
Petitioner:   Zoning Administrator 

 
Request:  Amend the Champaign County Zoning Ordinance to add “Battery Energy 

Storage System” as a new principal use under the category “Industrial 
Uses: Electric Power Generating Facilities” and indicate that a Battery 
Energy Storage System may be authorized by a Special Use Permit in the 
AG-1 Agriculture, AG-2 Agriculture, B-1 Rural Trade Center, B-4 
General Business, I-1 Light Industry and I-2 Heavy Industry Zoning 
Districts; add requirements and fees for “Battery Energy Storage 
Systems”; add any required definitions, and make certain other revisions 
to the Ordinance as detailed in the full legal description in Attachment I. 

 
Location:  Unincorporated Champaign County 

 
Time Schedule for Development:  As soon as possible     

 
Prepared by: John Hall 

Zoning Administrator 
 

Charlie Campo 
Senior Planner 
 

 
REVISED AMENDMENT 
 
Additional Revisions Based on Public Comments 
 
See attachment A. 
 
Separations to Principal Buildings Based on Air Quality Impacts of BESS Fire 
 
The Draft amendment currently requires separations to existing dwellings based on those for PV 
SOLAR FARM and those separations were based largely on mitigating the noise from a PV SOLAR 
FARM.  The current minimum separations are as follows: 
 
●    For any adjacent LOT less than 10 acres in area that is bordered (directly abutting and/or across 

the STREET) on no more than two sides by the TIER-2 BESS, the separation shall no less than 
415 feet from the property line provided that no TIER-2 BESS equipment is closer than 100 feet to 
the perimeter fence and the total required separation shall be 515 feet and  for any adjacent LOT 
that is bordered (directly abutting and/or across the STREET) on more than two sides by the 
TIER-2 BESS, the separation shall exceed 415 feet as deemed necessary by the BOARD. 

 
●   For any adjacent LOT that is more than 10 acres in area (not including the STREET RIGHT OF 

WAY), the minimum separation shall be no less than 430 feet from any existing DWELLING or 
existing PRINCIPAL BUILDING provided that no TIER-2 BESS equipment is closer than 100 
feet to the perimeter fence and the total required separation shall be 530 feet. 
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Questions about safety concerns due to proximity to BESS fires from neighbors in Case 144-S-24 
prompted staff to research more into best practice separations from BESS facilities. The research 
resulted in the following information: 
 
●    A better understanding of the potential down-wind impacts of a BESS failure incident can be 

achieved via “air plume simulation modeling”.  A requirement for air modeling simulation was at 
one time recommended for inclusion in NFPA 855 if there are occupied buildings within ¼ mile 
of a BESS of more than 600kWh (a Tier 2 BESS) but ultimately not included due to outstanding 
uncertainties.  Modeling must be done carefully so as not to overestimate the actual impact of fire 
events. There are many gaps that still exist in the science of air plume simulation modeling for 
BESS failure incidents. See Attachment B. 

 
●   `One paper recommended that best practice is to assume that a BESS failure incident can occur 

and plan accordingly.  The same paper found that the particulate from a burning house is different 
from that from a lithium-ion BESS fire. The paper was based on a review of incidents between 
2017 and 2021 and the paper acknowledges that design and fire protection will address risk as 
time passes. The authors recommend the following (see Attachment C):  

 
“…to complete a plume dispersion study of the BESS and surrounding area, especially if there 
are occupied buildings within .25 mile.” 

 
The authors recommend that in the absence of a site-specific plume dispersion study that 
evacuation or shelter-in-place be implemented within a quarter mile of the BESS site. 

 
Not mentioned in the paper is that an alternative to requiring a plume dispersion study if there are 
occupied buildings within .25 mile is simply to require a .25 mile separation to any existing principal 
building.   
 
Ensuring there are no occupied buildings within .25 mile of a BESS site should help the relevant Fire 
Protection District in the event of a BESS incident.   
 
●  Air Quality and Water Quality reports from a recent large scale fire at a 30 MW BESS in 

Escondido CA that burned for 12 hours did not reveal any significant air or water quality impacts. 
See attachments D and E.  

 
● No reports of air quality or water quality are available for a nearly two week long fire at the 250 

MW BESS facility at Otay Mesa CA.  A 600 feet safety barrier was used to keep people away 
from possible danger. See attachment F.  The Otay Mesa BESS was not a containerized BESS but 
all the batteries were inside one large building.  

 
●    A similar single large BESS building was involved in a fire at the 300 MW Moss Landing Energy 

Storage Facility on January 16, 2025.  However, that fire did not involve lithium-ion BESS.  
Monitoring by the EPA did not reveal any immediate risk to public health but expanded sampling 
of soil, water, and debris is underway.  See attachment G.  The Moss Landing fire prompted a 
local State Assembly member to propose a prohibition of BESS facilities of 200 MWH or greater 
within 3,200 feet of sensitive receptors.  See attachment H.  
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ZBA members should determine if the current minimum required separation is adequate based on this 
new information 

 
ATTACHMENTS 
 
A  Changes to Case 130-AT-24 Version 12/12/2024 based on Tenaska Comments 
 
B  Lessons Learned from Air Plume Modeling of Battery Energy Storage System Failure 

Incidents.  EPRI, Palo Alto, CA. 2024 
 
C  Hazards of lithium-ion battery energy storage systems (BESS), mitigation strategies, minimum 

requirements, and best practices.  Mylenbusch, Ian S., Kieran Claffey, and Benjamin Chu. 
Process Safety Progress 2023; 42:664-673 

 
D   Air Quality Report SDG& E Battery Fire, 571 Enterprise Street, Escondido CA. 2024 
 
E Water Quality Report SDG& E Battery Fire, 571 Enterprise Street, Escondido CA. 2024 
 
F Battery Storage Fire in California Sparks Widespread Safety Concerns. The Energy Mix. June 

7, 2024 
 
G Incidents similar to Moss Landing battery fire are unlikely but stricter regulations proposed.  

pv-magazine.com.  January 28, 2025 
 
H Moss Landing fire leads to emergency regulations. pv-magazine.com.  February 7, 2025 
 
I Legal advertisement 



Changes to Case 130-AT-24 Version 12/12/2024 based on Tenaska Comments 
(Note: Tenaska comments were provided in response to the 3/20/2024 Draft.  Many other 
Tenaska comments were previously incorporated into the 12/12/2024 Draft.) 
 
1. Revise Sec. 6.1.8D.(7) as follows (based on Tenaska comment #12): 
 

(7) Cooling of a TIER-2 BESS shall not use groundwater other than 
for closed-loop geothermal cooling. The application shall include a 
description of the proposed cooling system of the TIER-2 BESS. 

 
2. Revise Sec. 6.1.8R.(1)a.(a) as follows (a response to Tenaska comment #42): 
 

(a)     A general description of the project, the proposed 
BESS technology (type of BESS); the proposed 
BESS capacity at the point of interconnection; the 
maximum number and type of battery devices; the 
maximum area occupied by the BESS development; 
the expected lifetime of the battery devices; any 
planned capacity maintenance (augmentation); the 
proposed project features to respond to any BESS 
technology specific requirements of NFPA 855;  
and the potential equipment manufacturer(s). The 
maximum number and type of battery devices may 
be different at the time of application for a Zoning 
Use Permit based on the actual equipment 
manufacturer but the BESS technology and the 
proposed BESS capacity at the point of 
interconnection and the maximum area occupied by 
the BESS development should not exceed that 
approved in the Special Use Permit. 

 
3. Revise Sec. 6.1.8R.(1)c.(c) as follows (a response to Tenaska comment #43): 
 

(c) The general location of all below-ground wiring. 
 
4. Delete Se. 6.1.8 R.(1)d. and incorporate the requirement into a new Sec. 6.1.8R.(3) as follows   
    (a response to Tenaska comment #44): 
 

(3)    The Zoning Use Permit Application shall include the following: 
 

a.  Any updates or changes to the information that was submitted for 
the SPECIAL USE Permit but any changes must be consistent with 
the approved SPECIAL USE Permit. 

 
b.  Any information specifically required in Section 6.1.8 for a Zoning 

Use Permit Application. 



 
c.   Any other information necessary to document the authorized 

construction including an electrical diagram detailing the TIER-2 
BATTERY ENERGY STORAGE SYSTEM layout, associated 
components, and electrical interconnection methods with  all 
National Electrical Code compliant disconnects and overcurrent 
devices. 

 



















































































































 
LEGAL PUBLICATION: WEDNESDAY, MARCH 13, 2024               CASE: 130-AT-24  
 
    
NOTICE OF PUBLIC HEARING IN REGARD TO AN AMENDMENT TO THE TEXT OF 
THE CHAMPAIGN COUNTY ZONING ORDINANCE 

CASE 130-AT-24 
 
The Champaign County Zoning Administrator, 1776 East Washington Street, Urbana, has filed a 
petition to amend the text of the Champaign County Zoning Ordinance. The petition is on file in the 
office of the Champaign County Department of Planning and Zoning, 1776 East Washington Street, 
Urbana, IL. 
 
A public hearing will be held Thursday, March 28, 2024 at 6:30 p.m. prevailing time in the Shields-
Carter Meeting Room, Brookens Administrative Center, 1776 East Washington Street, Urbana, IL, at 
which time and place the Champaign County Zoning Board of Appeals will consider a petition for the 
following: 
 

Amend the Champaign County Zoning Ordinance as follows regarding Battery Energy Storage 
Systems (BESS): 

1.   Add the following definitions to Section 3.0 Definitions: BATTERY ENERGY STORAGE 
MANAGEMENT SYSTEM (BESMS), BATTERY ENERGY STORAGE SYSTEM 
(BESS), TIER-1 BATTERY ENERGY STORAGE SYSTEMS, TIER-2 BATTERY 
ENERGY STORAGE SYSTEMS. 

 
2. Add new paragraph 4.2.1 C.8. to provide that a BATTERY ENERGY STORAGE 

SYSTEM may be authorized as a SPECIAL USE Permit in the AG-1 and AG-2 Agriculture 
Districts as a second PRINCIPAL USE on a LOT with another PRINCIPAL USE. 

  
3. Amend Section 5.2 as follows: 

a. Add “BATTERY ENERGY STORAGE SYSTEM” to be allowed by Special Use 
Permit in the AG-1 Agriculture, AG-2 Agriculture, B-1 Rural Trade Center, B-4 
General Business, I-1 Light Industry and I-2 Heavy Industry Zoning Districts. 

b. Add Footnotes 32 and 33 regarding TIER-1 and TIER-2 requirements. 
 
4. Add new Section 6.1.8 TIER-2 BATTERY ENERGY STORAGE SYSTEMS to establish 

regulations including but not limited to: 
a. General standard conditions 
b. Minimum lot standards 
c. Minimum separations 
d. Standard conditions for design and installation 
e. Standard conditions to mitigate damage to farmland 
f. Standard conditions for use of public streets 
g. Standard conditions for coordination with local fire protection district 
h. Standard conditions for allowable noise level 
i. Standard conditions for endangered species consultation 
j. Standard conditions for historic and archaeological resources review 
k. Standard conditions for acceptable wildlife impacts 
l. Screening and fencing 
m. Standard condition for liability insurance 



n. Operational standard conditions 
o. Standard conditions for Decommissioning and Site Reclamation Plan 
p. Complaint hotline 
q. Standard conditions for expiration of Special Use Permit 
r. Application requirements 

 
5. Regarding BATTERY ENERGY STORAGE SYSTEMS fees, revise Section 9 as follows: 

a. Add new paragraph 9.3.1 K. to add application fees for a BATTERY ENERGY 
STORAGE SYSTEMS Zoning Use Permit.  

 
b. Add new subparagraph 9.3.3 B.(9) to add application fees for a BATTERY ENERGY 

STORAGE SYSTEMS SPECIAL USE permit.  
 
All persons interested are invited to attend said hearing and be heard. The hearing may be continued 
and reconvened at a later time. Meeting materials can be found online about one week before the 
meeting at: http://www.co.champaign.il.us/CountyBoard/meetings_ZBA.php. If you would like to 
submit comments or questions before the meeting, please call the P&Z Department at 217-384-3708 or 
email zoningdept@co.champaign.il.us no later than 4:30 pm the day of the meeting.  
 
Ryan Elwell, Chair 
Champaign County Zoning Board of Appeals 

TO BE PUBLISHED: WEDNESDAY, MARCH 13, 2024, ONLY 
 
Send bill and one copy to: Champaign County Planning and Zoning Dept. 

Brookens Administrative Center 
1776 E. Washington Street 
Urbana, IL 61802 
Phone: 384-3708 

 
Our News Gazette account number is 99225860. 
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