
CHAMPAIGN COUNTY BOARD ENVIRONMENT and LAND USE COMMITTEE 
(ELUC) AGENDA 
County of Champaign, Urbana, Illinois 
Thursday, October 4, 2018 - 6:30 p.m. 
Lyle Shields Meeting Room 
Brookens Administrative Center, 1776 E. Washington St., Urbana 

Committee Members: 
Aaron Esry – Chair Jim Goss 
Pattsi Petrie – Vice-Chair Kyle Patterson 
Jodi Eisenmann James Quisenberry 
Stephanie Fortado 

Champaign County strives to provide an environment welcoming to all persons regardless of disabilities, race, gender, or 
religion.  Please call 217-384-3776 to request special accommodations at least 2 business days in advance. 

(217) 384-3776 (217) 384-3896 Fax

I. Call to Order

II. Roll Call

III. Approval of Agenda/Addenda

IV. Approval of Minutes
A. ELUC Committee meeting – August 9, 2018 1 - 4 

V. Public Participation

VI. Communications

VII. For Information Only

A. Residential Electronics Collection Update 5 - 6 
B. Mahomet Aquifer Protection Task Force Update 7 
C. Update on State Permitting of Dynegy Coal Ash Pits Along Middle Fork River 8 

VIII. Items to be Approved by ELUC
A. Annual Hotel/Motel License for Urbana Motel, Inc. at 1906 North Cunningham 9 

Avenue, Urbana, for September 13, 2018 through December 31, 2018
B. Using Enforcement Fines to Help Offset the Cost of Adopting a Building Code 10 

IX. Items to be Recommended to the County Board
A. Case 894-S-17.  A request by Community Power Group LLC, via agent Michael 11 - 40 

Borkowski, Owner of Community Power Group, and participating landowners Erin

and Chris Soppet, to authorize a Community PV Solar Farm Special Use Permit

on approximately 15.94 acres with a total nameplate capacity of 2 megawatts (MW),

including access roads and wiring, in the AG-1 Agriculture Zoning District. The subject

property is a 57.84-acre tract in the West Half of the Northeast Quarter of Section 12

of Township 19 North, Range 10 East of the Third Principal Meridian in St. Joseph

Township, and commonly known as the property just north of the St. Joseph’s

Sportsman Club.  The following waivers of standard conditions are necessary:

Part A: A waiver for a distance of 465 feet in lieu of one-half mile (2,640 feet) between a

municipal boundary and a PV SOLAR FARM, per Section 6.1.5 B.(2) of the Zoning Ordinance.
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Part B: 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 C: A waiver for not entering into a Roadway Upgrade and Maintenance Agreement or 

waiver therefrom with the relevant local highway authority prior to consideration of the 

Special Use Permit by the Board, per Section 6.1.5 G. 

 

B. Case 897-S-18.  A request by Community Power Group LLC, via agent Michael Borkowski, 41 - 66 

Owner of Community Power Group, and landowners Thomas and Debra Sutter to 

Authorize a Community PV Solar Farm of 16.23 acres in area with a total nameplate  

Capacity of 2 megawatts (MW), including access roads and wring in the AG-1 Agriculture 

Zoning District.  The subject property is a 36.77-acre tract in the West Half of the North Half  

of the Northwest Quarter of Section 20 of Township 22 North, Range 9 East of the Third 

Principal Meridian in Ludlow Township, and commonly known as the farmland adjacent 

to the electric substation on the southeast corner of the intersection of CR 3300N and  

CR 1300E.  The following waivers of standard conditions are 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 not entering into a Roadway Upgrade and Maintenance Agreement or 

waiver therefrom with the relevant local highway authority prior to consideration of the 

Special Use Permit by the Board, per Section 6.1.5 G. 

 

X. Other Business 
A. Semi-annual Review of CLOSED Session Minutes      67 - 68 

          

XI. Chair’s Report 
 

XII. Designation of Items to be Placed on Consent Agenda 
 

XIII. Adjournment 
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 Champaign County Board  
 Environment and Land Use Committee (ELUC) 

 County of Champaign, Urbana, Illinois 

 
 

 

MINUTES – SUBJECT TO REVIEW AND APPROVAL 
DATE:  Thursday, August 9, 2018 
TIME:  6:30 p.m. 
PLACE:  Lyle Shields Meeting Room 
  Brookens Administrative Center         
  1776 E Washington, Urbana, IL 61802  

Committee Members 
Present Absent 

Aaron Esry (Chair)  

Pattsi Petrie (Vice Chair)  

Stephanie Fortado  

 Jim Goss 

Vacant  

Brooks Marsh  

Kyle Patterson  

 
County Staff: John Hall (Zoning Administrator), Susan Monte (Planner), Tammy Asplund (Recording 

Secretary), Dalitso Sulamoyo (Director RPC), and Rita Morocoima-Black (Director Planning 
& Community Development) 

Others Present: Pius Weibel (County Board Chair) 

MINUTES 
I. Call to Order 

Committee Chair Esry called the meeting to order at 6:31 p.m.   
 

II. Roll Call 
A verbal roll call was taken and a quorum was declared present.  
 

III. Approval of Agenda and Addenda 
 

MOTION by Petrie to approve the agenda with changes; seconded by Patterson.  Upon vote, the MOTION 
CARRIED unanimously. 
 
Mr. Esry noted item IX. A. is for discussion only; no action is required. 

 

IV. Approval of Minutes 
A. ELUC Committee meeting – July 5, 2018 

 
MOTION by Petrie to approve the minutes of the July 5, 2018 ELUC meeting; seconded by Patterson.  Upon 

vote, the MOTION CARRIED unanimously.    

 

V. Public Participation 
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Tiffany McElroy-Smetzer stated her family owns land that may be leased to a solar farm.  Ms. Smetzer 
expressed support for the solar farm.  
Patrick Brown stated he is from BayWa r.e. Solar Projects in Irvine, CA.  He requested this committee 
move the ordinance changes related to Solar Farms forward.  He commended the zoning board and John 
Hall for their work on the project.  Mr. Brown supports the requirement of a letter of credit, with the 
appropriate minimum standards and credit rating. 
   
Ted Hartke provided handouts to the committee with information regarding sound levels.   He requested 
specific requirements related to the location of solar farm inverters. 
 
Stuart Levy stated he is a volunteer with the Sierra Club.  Mr. Levy shared his observations regarding 
several solar farm issues, including the letter of credit, special arrangements for roads, and potential 
financial benefits to land owners and the County,  

VI. Communications 
 None 

 
VII. For Information Only 

A. Mahomet Aquifer Protection Task Force Update 

 
Ms. Monte stated the Task Force met this past Monday in Rantoul.  She stated there is a late September 
deadline to collect information. Ms. Monte noted the location of the August 20 meeting is not yet 
determined.   

  
B. Senate Bill 1597 (creates the Carryout Bag Fee Act) 

 
According to Ms. Monte, this Senate Bill will return to veto session in the fall. Ms. Monte committed to 
emailing a summary to ELUC as soon as it is complete.   

 
C. Additional Ordinances, Additional Staffing, and Alternative Approaches to Improve Enforcement 

 
Mr. Hall explained an issue arose this week that consumed all his time and he was unable to write a memo to 
address this item.  Mr. Hall stated he hopes to be able to bring this item back to committee; perhaps in 
October 2018. 

 
In response to a question from Ms. Petrie, Mr. Hall discussed reasons for, and potential improvements to, the 
nuisance and zoning ordinance and delays in enforcement.  Mr. Hall discussed staffing plans for 2019. 

 
VIII. Items to be Approved by the Committee 

A. Annual Renewal for Recreation & & Entertainment License: Last Call for Alchol, Inc. for bands, DJ, at 105 
Main Street, Penfield.  07/11/18 – 12/31/18 

  
Upon a suggestion from Ms. Petrie, Mr. Hall agreed to contact the County Clerk and State’s 
Attorney to combine the application process for Recreation and Entertainment and Liquor License.   

 
MOTION by Petrie: seconded by Patterson.  Upon vote, the MOTION CARRIED unanimously.  
 

B. Recreation and Entertainment License: Row Crop LLC (Luke Bryan Concert). Live bands, at the field at 
930 CR300N, Pesotum for September 26, 2018 

  
Mr. Hall provided a color photocopy of the layout for this event to the committee members.  The 
committee discussed parking, ADA requirements, and security.  Mr. Hall expects this event will 
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draw 20,000 participants.  According to Mr. Hall, the Luke Bryan Concert team and the Attorney 
General’s office is confident the event will meet accessibility requirements. 

 
MOTION by Petrie; seconded by Fortado.  Upon vote, the MOTION CARRIED unanimously 
  

IX. Items to be Recommended to the County Board 
A. Proposed FY2019 RPC Planning Contract for Champaign County 

 
Mr. Esry stated Mr. Sulamoyo and Ms. Morocoima-Black will speak to this item.   
 
According to Mr. Sulamoyo, RPC determined the contract with Champaign County is not financially 
sustainable.  Mr. Sulamoyo cited an approximate $44,000 shortfall.  RPC will not renew for FY2019.  
Mr. Sulamoyo and Ms. Black committed to assisting the Planning and Zoning department using 
membership funds, or with a fee for service. 

 
Mr. Hall noted that he will request an additional staff member for the 2019 budget. He stressed 
that more than half of the hours of this position are already spoken for. 

 
B. Draft Intergovernmental Agreement to Share Costs of Illinois EPA One-Day Household Hazardous Waste 

Collection 

 
Ms. Monte stated the Illinois EPA declined to offer Champaign County the opportunity for a 
collection in either the fall or next spring.  According to Ms. Monte, other communities have been 
waiting longer and the State gave them priority. 

 
MOTION by Petrie; seconded by Patterson.  No action is required.  
 

C. Case 895-AT-18. Amend the Champaign County Zoning Ordinance to add “Solar Farm” as a new principal use 
under the category “Industrial Uses: Electric Power Generating Facilities” and indicate that Solar Farm may be 
authorized by a County Board Special use Permit in the AG-1 Zoning District and the AG-2 Zoning District; add 
requirements and fees for “Solar Farm”; add any required definitions; and make certain other revisions to the 
Ordinance as details in the full legal description 

 
Mr. Hall provided a memo regarding the City of Urbana concerns of the proposed language.   Mr. 
Hall recommended the changes in “attachment D”, including the language to address the City of 
Urbana concerns.  Mr. Esry thanked the Zoning Board and the Planning and Zoning staff for the 
work on this project. 

 
MOTION to recommend approval of the Zoning Ordinance amendment by Fortado; seconded by Patterson.  
Amended MOTION to recommend “attachment D” and the proposed language regarding the City of Urbana 
concerns by Petrie; seconded by Fortado.  Upon vote, the MOTION CARRIED unanimously.  Ms. Petrie 
requested this item not be placed on the consent agenda. 

 
X. Monthly Reports 

A. November 2017 
B. December 2017 
C. January 2018 
D. February 2018 
E. March 2018 
F. April 2018 
G. May 2018 
H. June 2018 

 
MOTION by Mr. Esry to accept and place on file all the Monthly Reports listed above.  
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XI. Other Business 

A. Sydney Property update 

 
Mr. Esry requested an update on the property.  Mr. Hall stated he spoke with township Supervisor 
Tim Osterbur, who said the work is progressing. 

 
XII. Chair’s Report 

None 
 

XIII. Designation of Items to be Placed on the Consent Agenda 
None  

 
XIV. Adjournment 

 
There being no further business, Mr. Esry adjourned the meeting at 8:22 p.m. 
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Memorandum 
To: Environment and Land Use Committee 
From: Susan Monte, RPC Planner   
Date: September 27, 2018 
Re: Residential Electronics Collections Update    

Action Request:  For Information Only 

Registration for Upcoming October Residential Electronics Collection 

The online registration option to participate in the October 13 Residential Electronics Collection (REC) at Parkland 
College is now closed. However, a number of time slots are still available, and residents of participating 
communities who want to attend will need to phone (217) 819-4035 during business hours in order to obtain an 
appointment time. Additional information about the October 13 REC event is available at the Champaign County 
Reduce Reuse Recycle website. 

Future Residential Electronics Collections 

Under the newly structured manufacturer e-waste program in Illinois,1 options available to the county and 
participating municipalities are to hold one-day Residential Electronics Collection events or to operate a program 
collection site.  

Last February, the County opted in to hold two one-day Residential Electronics Collection events during the 
program year 2019. Because holding one-day Residential Electronics Collection events as in recent years continues 
to be costly, the county recycling coordinator would like to explore options to operate, with support of participating 
municipalities and potential continuing support of Champaign County Probation and Court Services, a part-time 
program collection site instead. Attachment A describes the type of program collection site under review and a 
preliminary description of operational requirements. It would be ideal to identify a program collection site in time to 
register for the next program year, 2020. That registration date is January 1, 2019.  

Attachment A: Program collection site in Champaign County 

______________  

Note:  
1. Under the newly structured manufacturer e-waste program set forth in the Consumer Electronics Recycling

Act, any county, municipal joint action agency, or municipality (that contains a population of more than
1,000,000 residents) may elect to participate in the manufacturer e-waste program set forth in CERA by filing
a written notice of election to participate with the manufacturer e-waste program and the Illinois EPA.
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Attachment A 

Program Collection Site in Champaign County 
Preliminary Description of Operational Requirements 

For the program year 2020, Champaign County would identify a centrally located program 
collection site that contains approximately 4,800 square feet of covered space to include 
sufficient working space to sort residential electronics into six categories as required by CERA, 
temporarily store these items, and package these items for shipment. 

Under this option, in program year 2020, the program collection site would be open part-time for 
four hours during each week or every other week, and would be open an additional four hours on 
one Saturday per month. Residents may be required to advance-purchase a voucher only for 
televisions brought to the program collection site. Our initial concept is to keep the voucher cost 
as low as feasible, ideally at or under $10 per television. 

Weekday collection hours: 
Under this option, local government partners would arrange to provide part-time workers, 
volunteers, or supervised community service workers to staff the program collection site during 
the four hours that it is open each week or every other week. During the limited weekday hours, 
workers will assist in removing residential electronics items from vehicles, collect vouchers, and 
sort the electronics items received into the six required sort categories. 

Saturday collection hours: Under this option, local government partners would plan to open the 
program collection site for four hours one Saturday per month. Part-time workers, supervised  
volunteers, or supervised community service workers would staff the program collection site on 
the Saturday during the four hours that it is open that month, assist in removing electronics 
items from cars, collect vouchers, and sort the electronics items received into the six required 
sort categories. A part-time site supervisor, and qualified part-time workers, would receive 
training to complete the following tasks onsite, one Saturday per month:  

1) Coordinate in advance with the manufacturers clearinghouse to provide a sufficient number of
dedicated semi-trailers to load onsite on one Saturday per month
2) Finish sort, as needed 
3) Form pallets
4) Wrap and package pallets and Gaylord containers
5) Load on-site semi-trailer(s)
6) Prepare the required manifest for each semi-truck load

9/27/2018 
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Memorandum 
To: Environment and Land Use Committee 
From: Susan Monte, RPC Planner   
Date: September 27, 2018 
Re: Mahomet Aquifer Protection Task Force Update                                                                                                       

Action Request:  For Information Only 

 

The next meeting of the Mahomet Aquifer Protection Task Force has been set to take place at   
First Christian Church, 3350 N. MacArthur Road, Decatur, Illinois, on Monday, October 15, 2018, starting at 10 a.m.  
 
Prior to the October 15 Task Force meeting, IEPA will post the public notice and meeting agenda at the IEPA 
Mahomet Aquifer Protection Task Force website.  

 

Based on an update received from Task Force member Andrew Rehn this week, Sub-Committee A has completed 
developing summary descriptions of findings for nine contamination threats to the Mahomet Aquifer:  

• Manlove #4 
• Legacy landfills 
• Source water contamination 
• Road salt 
• Upwelling brine 
• Arsenic in Tazewell County 
• Nitrates 
• Improperly sealed or abandoned wells 
• Household hazardous waste, pharmaceuticals and personal care products.   

 

Sub-Committee B continues its review and ranking of recommendations regarding actions that would ensure long-
term protection of the Mahomet Aquifer.  

Present expectations are that the Task Force will complete its report, as planned, by December end, 2018. The 
Task Force report content will feature both: a state plan to maintain the groundwater quality of the Mahomet 
Aquifer, and legislative recommendations for future protection of the Mahomet Aquifer.  
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Memorandum 
To: Environment and Land Use Committee 
From: Susan Monte, RPC Planner   
Date: September 27, 2018 
Re: Vistra (formerly Dynegy) Impacts on Middle Fork River Ecosystem Update                                                                      

Action Request:  For Information Only 

Update 

This past February, ELUC members last received an update about local efforts of activists to keeping coal ash out 
of the Middle Fork of the Vermilion River. As an update since then, for your information, I provide links to two recent 
Eco-Justice Collaborative news articles:   

• Proposed Riverbank Project Is an Assault on the Middle Fork: Is the U.S. Army Corps of Engineers Enabling 
It? 

• … But Here’s Some Good News for the Middle Fork 

               Excerpt from above article:  

“With this new ruling, the U.S. ACE will now require Vistra to evaluate alternatives to its proposed 
riverbank armoring to reduce impact to the river and recreation. The Corps will also conduct a public 
interest review and provide opportunity for public comment.  Similarly, the Illinois EPA, Bureau of 
Water, will be processing Dynegy’s permit application as the more rigorous Individual Permit under 
Section 401 of the Clean Water Act. They are conducting an anti-degradation assessment that will look 
at impacts to water quality; aquatic biota; and recreation; and will be holding a public hearing.” 

Public Information Meetings this October 

Eco-Justice Collaborative Co-Directors indicate that the next few months are critical to decisions that will be made 
by agencies, including the U.S. Army Corps of Engineers; Illinois Department of Natural Resources; Illinois 
Environmental Protection Agency; and the National Park Service. EJC invites all interested to attend the following 
EJC meetings in October for updates on the status of the proposal to close the ash pits, and to review 
opportunities to call for a solution that permanently protects the river:  
 

October 1, 2018 
6:30 pm to 8:00 pm 
Champaign Public Library 
200 W Green St, Champaign 

October 11, 2018 
6:00 pm to 7:30 pm 
Danville Public Library 
319 N Vermilion St, Danville 
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 TO: Environment and Land Use Committee  
FROM: 

 
John Hall, Zoning Administrator 

 
DATE: 

 
September 27, 2018 

 
RE: Using Enforcement Fines to Help Offset the Cost of Adopting a 

Building Code 

BACKGROUND 
 

On August 2, 2018, Champaign County received $109,800 in fines as settlement of the 

enforcement cases against 3304 and 3306 South Pine Circle, Urbana (The County of 

Champaign v. Henri Merkelo).  These were the two properties in the Yankee Ridge 

Subdivision that neighbors had complained about for years.  The Court had awarded 

$150,000 in fines but the County agreed to settle for $109,800 provided there was no 

appeal.   
 

The $109,800 was deposited into the General Corporate Fund.  There is no shortage of 

uses that the County Board has for the $109,800 and there are currently no provisions 

for the funds to carryover to FY2019. 
 

One alternative is to use the $109,800 to establish (adopt) a building code in 

unincorporated Champaign County. If these properties had originally been built to a 

building code and then maintained under a property maintenance code, the properties 

may not have deteriorated so badly over the years. 
 

The $109,800 could pay for purchasing the building code ordinances (a building code, 

an “existing building code”, and a property maintenance code) and could help defray the 

costs of modifying the ordinances for application to Champaign County and 

administering (adding staff and training) those codes for the first few years.  The cost of 

adoption of a building code would ultimately exceed the $109,800 and it is unlikely that 

permit fees would be adequate to cover all the costs. 
 

A building code and the related existing building code and property maintenance code 

are the necessary tools to enforce property maintenance standards in the hopes of 

minimizing the proliferation of dangerous buildings. 
 

THE NEXT STEP 
 

Adoption of a building code is no small undertaking.  The report Champaign County 

Building Code Study Feasibility Study and Implementation Strategies (available on the 

Champaign County website under the Department of Planning & Zoning) outlined 

alternative approaches to the “level of service” for code enforcement and alternatives for 

staffing building code enforcement but did not provide a quantitative assessment of 

costs.   
 

As outlined in the Champaign County Building Code Study Feasibility Study and 

Implementation Strategies, the next step in adopting a building code would be for the 

Committee to review a proposed “level of service” for building code enforcement and a 

cost estimate to better understand both start-up and long-term costs.  This information 

will take at least a few months to put together and, due to the election, probably cannot 

be provided to the Committee until January 2019.  At the Committee’s direction I am 

happy to provide that information. 

Champaign County 

Department of 
 PLANNING & 

ZONING 

 
Brookens Administrative 

Center 

1776 E. Washington Street 

Urbana, Illinois 61802 

 

(217) 384-3708 

zoningdept@co.champaign.il.us 

www.co.champaign.il.us/zoning 
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To: Environment and Land Use Committee 
 

From: John Hall, Director & Zoning Administrator 

Susan Burgstrom, Senior Planner 
 

Date: September 28, 2018 
 

RE: Case 894-S-17 PV Community Solar Farm  
 

Request: 
 

A request by Community Power Group LLC, via agent Michael 

Borkowski, Owner of Community Power Group, and participating 

landowners Erin and Chris Soppet, to authorize a Community PV Solar 

Farm Special Use Permit on approximately 15.94 acres with a total 

nameplate capacity of 2 megawatts (MW), including access roads and 

wiring, in the AG-1 Agriculture Zoning District. The subject property is a 

57.84-acre tract in the West Half of the Northeast Quarter of Section 12 of 

Township 19 North, Range 10 East of the Third Principal Meridian in St. 

Joseph Township, and commonly known as the property just north of the 

St. Joseph Sportsman Club.  The following waivers of standard conditions 

are necessary: 

 

Part A:   A waiver for a distance of 465 feet in lieu of one-half mile (2,640 

feet) between a municipal boundary and a PV SOLAR FARM, 

per Section 6.1.5 B.(2)  of the Zoning Ordinance. 
 

Part B: 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 C: A waiver for not entering into a Roadway Upgrade and 

Maintenance Agreement or waiver therefrom with the relevant 

local highway authority prior to consideration of the Special Use 

Permit by the Board, per Section 6.1.5 G. 

 

BACKGROUND 

 

The petitioner applied for a Special Use Permit to construct a 2-megawatt (MW) Photovoltaic 

(PV) Community Solar Farm north of Interstate 74 on a 57.84-acre property adjacent to the north 

municipal limit of the Village of St. Joseph. The “St. Joseph Solar 1” facility is proposed to have 

7,776 solar modules and sixteen 125kW inverters surrounded by a 7 feet tall wire fence with a 

security gate. Access would be from CR 2350E via a 12-feet wide gravel access road.  

 

The Illinois Future Energy Jobs Act (FEJA) went into effect on June 1, 2017.  Solar farm 

developers have been establishing lease options with area landowners since that time. The owner 

of the subject property signed a Solar Facility Site Lease Agreement with Community Power 

Group LLC on December 2, 2017.  

 

At the September 27th public hearing, the ZBA recommended Case 894-S-17 for approval with 4 

votes, in favor, 2 votes opposed, and 1 absent.  A summary of public testimony from the August 

30th and September 27th hearings can be found below. 

 

 

 

 

 

Champaign County 

Department of 

 
Brookens Administrative 

Center 

1776 E. Washington Street 

Urbana, Illinois 61802 

 

(217) 384-3708 

zoningdept@co.champaign.il.us 
www.co.champaign.il.us/zoning 

 

 

 PLANNING & 

ZONING 
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REQUIRED WAIVERS 
 

This case started with additional waivers, but the petitioner considered input from the public, the Village of St. 

Joseph, P&Z Staff, and the Board and revised their Site Plan so that they would no longer be necessary.  The 

information below relates to the three remaining waivers.  
 

Waiver Part A is required because the proposed solar farm is less than one-half mile from the Village of St. 

Joseph.   

• The Village of St. Joseph submitted Resolution 2018-6 Objecting the Special Use Permit for Solar 

Farm in Case 894-S-17 dated September 11, 2018, and received September 21, 2018.  Reasons for the 

objection included that “the Village of St. Joseph believes that locating said solar farm at the proposed 

location will adversely affect the Village's ability to grow to the north, where there is already 

significant development, and in addition, based on testimony at the Village Board meeting on 

September 11, 2018, the Board believes that any special use permit should include a restriction on 

noise level at the property limits of the solar farm of no more than 30 dBA.” 

• Regarding the 30 dBA noise level referenced in the Village’s resolution, please see the 

“Noise” section below, noting that an unofficial analysis by P&Z Staff showed that no areas 

are estimated to have a noise level above 30 dB except the 80-acre property to the east, which 

has no residences or other development on it. 
 

• In testimony received September 27, 2018, St. Joseph Mayor Tami Fruhling-Voges summarized the 

Village’s opposition to this waiver with the following statement: The Village Trustees’ biggest 

objection was the waiver for developing within one-half mile of the Village limit, and that a waiver 

was requested to reduce the distance to within one-tenth mile of the Village.  Because there are two 

other proposed solar farms that are much more objectionable to the Village, the Village Trustees felt 

they needed to set a precedent of objecting to this distance despite this location being the least 

objectionable of the three proposed. The Trustees felt that they need to protect that one-half mile area 

for the future.” 
 

• In testimony received September 27, 2018, Mr. Dave Costley testified that he is the Vice President of 

the Sportsman Club, and the Club is more than happy to have the solar farm develop at the proposed 

location.  He said that the proposed solar farm serves to protect the interests of the Club for the future. 
 

• At the September 27, 2018 meeting, ZBA members made the following Finding of Fact regarding 

Waiver Part A: “The waiver IS in accordance with the general purpose and intent of the Zoning 

Ordinance and WILL NOT be injurious to the neighborhood or to the public health, safety, and 

welfare because: I-74 separates the solar farm from the municipal boundary. It is probably 1.5 miles 

from the most likely area of future development of the Village, and it is located adjacent to a shooting 

range, substation, and a cell tower.” 
 

Waiver Part B is required because the petitioner did not provide a complete Decommissioning and Site 

Reclamation Plan that includes cost estimates prepared by an Illinois Licensed Professional Engineer during 

the Special Use Permit hearing by ZBA.   

• Zoning Administrator John Hall added Special Condition E that requires the Plan and estimates to be 

approved by ELUC rather than during the ZBA Special Use Permit hearing because the final details of 

the solar farm will not be complete until the construction permit process, and providing estimates 

earlier than that would reflect incomplete and perhaps incorrect information.   
 

• At the September 27, 2018 meeting, ZBA members made the following statements in the Finding of 

Fact regarding Waiver Part B: “Providing the estimates for approval by ELUC allows for the 

development of complete, final, and accurate information necessary to make a good estimate; it would 

be a hardship for the petitioner to develop a decommissioning plan without knowing if you were going 

to be eligible for the Renewable Energy Credits [that will not be determined until a lottery in January 
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2019]; and the applicant cannot control whether they will be eligible for the energy credits until their 

name is drawn or excluded.” 
 

Waiver Part C is required because the Petitioner did not enter into a Roadway Upgrade and Maintenance 

agreement approved by St. Joseph Township prior to the close of the Special Use Permit hearing by the ZBA.   

• Zoning Administrator John Hall added Special Condition F that requires the Plan and estimates to be 

approved by ELUC rather than during the ZBA Special Use Permit hearing because Township Board 

meetings did not necessarily correspond with the ZBA hearing dates.   
 

• At the September 27, 2018 meeting, John Hall announced that St. Joseph Township Highway 

Commissioner Rod Maddock had reached a Roadway Upgrade and Maintenance agreement with the 

petitioner, and it only lacked signatures to be official.  The waiver was still necessary because it had 

not yet been signed as of the ZBA hearing. 
 

ADDITIONAL PUBLIC COMMENTS 
 

The following is a summary of comments received at the August 30, 2018 ZBA meeting: 

(1) During cross-examination of petitioner Michael Borkowski, Tami Fruhling-Voges, Mayor of St. 

Joseph, asked how the Village could gain local benefit from energy savings.  She asked if there is a 

limit to the number of credits that the solar farm could supply. She asked if there were state 

reimbursements to the company for developing solar farms.  She asked about the township road 

agreement, and expressed concern that the developer would use village maintained roads to travel to 

and from the site.  

a. Michael Borkowski responded that once they have all the approvals in place and there is 100% 

certainty that the project will move forward, they can begin to reach out to communities to 

solicit subscribers, hopefully from nearby communities, offering discounted prices.  He said 

that St. Joseph could absolutely have first rights on subscribing.  He said that the proposed 

solar farm would supply energy to 400 households, and if there is additional demand, perhaps 

some of their other farms could provide credits. He said that a federal investment tax credit is 

available, but no Illinois tax credits.  He said that the only traffic would be delivery of the 

solar panels and racking over 2 to 3 months, which would require about 20 trucks, and then it 

would be only occasional maintenance vehicles.        
 

(2) During cross-examination of petitioner Michael Borkowski, Steve Meier, a member of the St. Joseph 

Sportsman Club, asked how deep trenching would go for underground equipment, and how they 

would know if they hit an agricultural drain tile.  

a. Michael Borkowski responded that a field tile survey is required, and poles go 4 to 5 feet deep.  

He said that they are required to repair any tiles they damage. 
 

(3) Tami Fruhling-Voges, Mayor of St. Joseph, 407 N Third, St. Joseph, stated that she is a Sportsman 

Club member.  She said that they met as the Village Board about solar farms 2 weeks ago, and the 

board needs more time to digest all the information. She said that right now, the board would not be in 

favor of waivers for any of the solar farms proposed around the village, although this location is not as 

bad as other potential solar farms. She said that the Village Comprehensive Plan shows the subject 

property as agriculture in the Future Land Use Map, which leaves the door open for many things down 

the road, whereas a solar farm would limit growth.  She said that if someone offered to cost share the 

utilities under the interstate, they would want to grow the village in that direction.  
 

(4) Chris Soppet, owner of the subject property, stated that he does not want to jeopardize the Sportsman 

Club. He said he supports solar, and they worked for months on a lease with Michael Borkowski. He 

said that he is concerned about drainage and impacts on farming and feels that the lease does a good 

job of dealing with that. In terms of why the subject property is ideal for solar, he said that the 

southern half of their field yields about 10% less than the north half, and the notch in the southwest 
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corner is where skeet shooting goes, and they want to keep a good relationship with the Sportsman 

Club.  
 

(5) Bradley Marsh, 1703 CR 2350E, St. Joseph, represents the Union Drainage District St. Joseph/Ogden. 

He said that he is concerned about breaking tile, since there is no way of knowing where tile is.  He 

said that as the resident on the northwest corner of the intersection where they propose the solar farm, 

if the solar farm would expand to the north, noise would be closer to him, and he does not know how 

that would impact him. He said that he was not in favor of the substation that went in on the southeast 

corner of the intersection, and he thinks there could be a better place for the solar farm.  He said that 

the substation sometimes has big booms, night lights, and the screening is not kept up.  
 

(6) Tiffany McElroy-Smetzer, 405 East Lincoln, St. Joseph, stated that discussing variances for the solar 

farm 1 week after approving the solar farm ordinance makes it seem that all that work preparing the 

solar farm text amendment was for nothing. She said that the solar farm developer should buy more 

land so as not to need the waivers. She said she is not against solar farms and likes the pollinator 

plantings idea. She does not think that development should be limited just because development might 

happen 20-30 years from now.  
 

(7) David Marsh, who farms the land west of Bradley Marsh’s property to the northwest of the subject 

property, said that the Drainage District does not need the stress of more tile breaks.  
 

NOISE CONCERNS AND ANALYSIS DONE BY P&Z STAFF 
 

Noise generated by the solar farm inverters has been a concern since development of the solar farm text 

amendment and continues to be a concern for every solar farm case.  For case 894-S-17, the following 

information was introduced in Supplemental Memorandum #3 dated September 20, 2018, and included under 

Item 13 in the Summary of Evidence dated September 27, 2018: 

 

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

a.         Subparagraph 6.1.5 I.(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).    

(a) A Special Use Permit application for a Community PV Solar Farm does not require a 

noise level analysis unless the Board requires one. 
 

(b) Distances from adjacent residences were provided in the revised Site Plan received 

September 18, 2018.  
 

(c) A statement regarding noise was provided in Exhibit H of the application received 

August 13, 2018: “Solar facilities are virtually silent, with the only noise generated 

coming from a quiet buzz from the inverters.  While levels can range depending on 

inverters, the string inverters being used in this project would likely generate between 

20 and 40 decibels (similar to a fridge).” 
 

(d) The proposed inverter, the Sungrow SG125HV, was identified in Exhibit B of the 

application received August 13, 2018. The project would use 16 inverters. 
 

(e) P&Z Staff requested noise level information from Sungrow for the SG125HV 

inverter.  In an email received August 31, 2018, Richard Wang attached a “SG125HV 

Noise Level Test Report” which provided the following information: 

i. The noise test was completed in the shielding room at the Sungrow Testing 

Center. One meter from the inverter, test noise levels were the following: 

 (i) Bottom of inverter: 61.6 dB 

 (ii) Left side of inverter: 56.9 dB 

 (iii) Top of inverter: 53.7 dB 
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 (iv) Right side of inverter: 53.2 dB 

 (v) Background noise: 31.1 dB 
 

ii. P&Z Staff requested any available information on noise levels for 16 inverters 

combined, but no information was provided.  
 

(f) In an email received August 31, 2018, Michael Borkowski of Community Power 

Group LLC shared a video resource by Michael van Biezen, a physics professor at 

Loyola Marymount University, referring to calculating sound levels from multiple 

noise sources combined. 

i. The video showed that doubling the number of sources (in this case, inverters) 

resulted in an increase of 3 dB.   
 

ii. The proposed St. Joseph Solar Farm project proposes 16 inverters, which 

would double the inverter noise levels cited by Sungrow four times over. 

Using the highest noise level provided by Sungrow, 61.6 dB at 1 meter, P&Z 

Staff estimated that 16 inverters would create 73.6 dB at 1 meter. 
 

iii. P&Z Staff utilized an online tool during the solar farm text amendment process 

for Case 895-AT-18 to estimate noise levels at a series of distances from one 

inverter.  Using this online tool, which can be found at http://hyperphysics.phy-

astr.gsu.edu/hbase/Acoustic/isprob2.html, P&Z Staff estimated the following 

noise levels for the proposed inverters: 

(i) At a separation of 515 feet from the inverter (the minimum 

required without a waiver by the Solar Farm text amendment 

approved by the County Board on August 23, 2018), the noise level 

for the 16 inverters would be 29.7 dB. 
 

(ii) At a separation of 1,357 feet from the inverter (the closest residential 

lot less than 10 acres to the proposed solar farm), the noise level for the 

16 inverters would be 21.3 dB at the residential property line. 
 

(iii) At the closest property line to the inverters, which is approximately 

480 feet to the east, the noise level for the 16 inverters would be 30.3 

dB. The 80-acre lot to the east does not have any buildings, but it could 

potentially be subdivided for residential lots in the future. 
 

(iv) At the St. Joseph Sportsman Club north property line, which is 

775 feet south of the inverters, the noise level would be 26.1 dB. 
 

(v) P&Z Staff estimates are not as accurate as an actual noise study. 

 

SPECIAL CONDITIONS APPROVED BY ZBA ON SEPTEMBER 27, 2018 

 

A. The approved site plan consists of the following documents: 

• Sheet T1.1: Permit Set Cover received August 13, 2018 

• Sheet L1.1: Site Layout received September 18, 2018 

• Sheet L2.1: Tracker System Detail received August 13, 2018 

• Sheet L2.3: Fence-Gate Detail received January 25, 2018 

• Sheet L2.3: Agricultural Fence Detail received August 13, 2018 

• Sheet E1.1: Single Line Diagram received August 13, 2018 

• Sheet E2.1: DC & AC Conductor Schedule received January 25, 2018 

• Sheet E4.1: Grounding Details received January 25, 2018 

• Sheet E9.1: Equipment Specification Sheets received August 13, 2018 
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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 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.  

 

E.         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. 

 

F. A Roadway Upgrade and Maintenance Agreement signed by the Highway Commissioner and 

approved by the Environment and Land Use Committee shall be submitted at the time of 

application for a Zoning Use Permit. 

 

The above special condition is necessary to ensure the following: 

To ensure full compliance with the intent of the Zoning Ordinance in a timely manner 

that meets the needs of the applicant. 

 

G. 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. 
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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 “A2” by Moody’s 

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. A Transportation Impact Analysis provided by the applicant that is mutually acceptable 

to the Applicant and the County Engineer and State’s Attorney; or Township Highway 

Commissioner; or municipality where relevant, as required by 6.1.5 G. 2. 

 

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

 

8. Any updates to the approved Site Plan from Case 894-S-17 per the Site Plan 

requirements provided in Section 6.1.5 U.1.c.  

 

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.   

 

H.        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.   

 

2. 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. 

 

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 FARM is constructed consistent with the special use permit approval 

and in compliance with the Ordinance requirements.   

 

I.        The Applicant or Owner or Operator of the PV SOLAR FARM shall comply with the following 

specific requirements that apply even after the PV SOLAR FARM goes into commercial 

operation:  

1.  Maintain the pollinator plantings 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). 
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3.          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 I.(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 FARM.  

 

ATTACHMENTS 

 

A  Case Maps (Location Map, Land Use, and Zoning)  

 

B Approved Site Plan sheets:  

• Sheet T1.1: Permit Set Cover received August 13, 2018 

• Sheet L1.1: Site Layout received September 18, 2018 

• Sheet L2.1: Tracker System Detail received August 13, 2018 

• Sheet L2.3: Fence-Gate Detail received January 25, 2018 

• Sheet L2.3: Agricultural Fence Detail received August 13, 2018 

• Sheet E1.1: Single Line Diagram received January 25, 2018 

• Sheet E2.1: DC & AC Conductor Schedule received January 25, 2018 

• Sheet E4.1: Grounding Details received January 25, 2018 

• Sheet E9.1: Equipment Specification Sheets received August 13, 2018 

 

C Case 894-S-17 Findings of Fact approved September 27, 2018 

 

D Revised Annotated Aerial: Separation Distances and Screening created by P&Z Staff, dated 

September 20, 2018 

 

E Future Land Use Map from the Village of St. Joseph Comprehensive Plan, adopted on April 23, 2013 

 

F Village of St. Joseph Resolution Objecting to Special Use Permit for Solar Farm in Case 894-S-17 

dated September 11, 2017, and received September 21, 2018 
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FINDINGS OF FACT FOR CASE 894-S-17 AS APPROVED BY ZBA ON 09/27/18 

 

From the documents of record and the testimony and exhibits received at the public hearing for zoning 

case 894-S-17 held on August 30, 2018, and September 27, 2018, the Zoning Board of Appeals of 

Champaign County finds that: 

 

1. The requested Special Use Permit IS necessary for the public convenience at this location 

because: This project will help the county achieve LRMP Objectives 8.8, 9.1, 9.5 and this 

particular site provides for necessary economical access to transmission lines and is otherwise 

well-suited for the use. 

 

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 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 traffic capacity and the entrance location has ADEQUATE 

visibility because: after construction the use generates practically no traffic, and during 

construction there is an estimated no more than 20 trucks per day. 

b. Emergency services availability is ADEQUATE because: the use poses no special 

hazards and is unoccupied. 

c. The Special Use WILL be compatible with adjacent uses because: the site is surrounded 

by agriculture; it is contiguous to a cell tower and near the interstate highway; it provides 

for preserving the shot fall area of the Sportsman Club; and creates a buffer for the 

Sportsman Club with respect to any future residential development in the area. 

d. Surface and subsurface drainage will be ADEQUATE because: there will be a permanent 

vegetative cover below the panels, which will reduce runoff from the site, and the 

proposed solar farm itself occupies a minor drainage divide, so there is no surface water 

drainage across the site of the solar farm itself. 

e. Public safety will be ADEQUATE because: the solar farm site will be fenced. 

f. The provisions for parking will be ADEQUATE because: during the operation of the 

facility there will be no need to park more than 1 or 2 vehicles at a time. 

g.        The property IS WELL SUITED OVERALL for the proposed improvements because: 

the adjacent lands are agriculture and the Sportsman Club is to the South; I-74 separates 

the solar farm from the Village of St. Joseph even though it is less than one-half mile 

from the municipal boundary; and the petitioner has made a concerted effort to minimize 

decibel levels at adjacent property lines. 

h. Existing public services ARE available to support the proposed SPECIAL USE without 

undue public expense because: the use generates almost no public service demand. 

i. Existing public infrastructure together with the proposed development IS adequate to 

support the proposed development effectively and safely without undue public expense 

because: the solar farm does not generate any public service needs and is adjacent to a 

substation. 
 

(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. 

 

3a. The requested Special Use Permit, SUBJECT TO THE SPECIAL CONDITIONS IMPOSED 

HEREIN, DOES conform to the applicable regulations and standards of the DISTRICT in 

which it is located.  
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3b. The requested Special Use Permit, SUBJECT TO THE SPECIAL CONDITIONS IMPOSED 

HEREIN, DOES preserve the essential character of the DISTRICT in which it is located 

because: 

a. The Special Use will be designed to CONFORM to all relevant County ordinances and 

codes. 

b. The Special Use WILL be compatible with adjacent uses. 

c. Public safety will be ADEQUATE. 

 

4. The requested Special Use Permit, SUBJECT TO THE SPECIAL CONDITIONS IMPOSED 

HEREIN, IS 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 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 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 preserve the essential character of the DISTRICT in which 

it is located. 

 

5. The requested Special Use IS NOT an existing nonconforming use. 

 

6. Regarding necessary waivers of standard conditions: 

A.        Regarding Part A of the proposed waivers, for a distance of 465 feet in lieu of one-half 

mile (2,640 feet) between a municipal boundary and a PV SOLAR FARM: 

(1)       The waiver IS in accordance with the general purpose and intent of the Zoning 

Ordinance and WILL NOT be injurious to the neighborhood or to the public 

health, safety, and welfare because: the solar farm is separated from the municipal 

boundary by I-74; it is probably 1.5 miles from the most likely future 

development of the Village; and it is located adjacent to a shooting range, 

substation and a cell tower. 

 

(2)       Special conditions and circumstances DO 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: of the proximity to I-74; the St. 

Joseph Sportsman Club and shooting range; and the lack of municipal 

infrastructure for future Village growth currently at that location.  

 

(3)       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 because: the site is well suited to the 

use and all other respects, and sites that have the requisite access to utility 

infrastructure are limited. 

 

(4)       The special conditions, circumstances, hardships, or practical difficulties DO 

NOT result from actions of the applicant because: the standard at issue is 

generalized, and the interstate creates an unusual condition. 
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(5)       The requested waiver IS the minimum variation that will make possible the 

reasonable use of the land/structure because: there is no benefit to be gained by 

moving the site farther away. 

 

B. Regarding new Part B 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)       The waiver IS in accordance with the general purpose and intent of the Zoning 

Ordinance and WILL NOT be injurious to the neighborhood or to the public 

health, safety, and welfare because: the extended time period allows for the 

development of complete, final and accurate information necessary to make a 

good estimate. 

 

(2)       Special conditions and circumstances DO 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 requirement is made to 

apply only to solar farms and wind farms, and in the case of solar farms, the 

specifics of the development are not known at the time of this approval and will 

be determined at a later date. 

 

(3)       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 because: it would be a hardship to 

develop a decommissioning plan per the standard without knowing if you were 

going to be eligible for the Renewable Energy Credits.  

 

(4)       The special conditions, circumstances, hardships, or practical difficulties DO 

NOT result from actions of the applicant because: the applicant cannot control 

whether they will be eligible for the energy credits until their name is drawn or 

excluded. 

 

(5)       The requested waiver, SUBJECT TO THE PROPOSED SPECIAL 

CONDITION, IS the minimum variation that will make possible the reasonable 

use of the land or structure because: providing this documentation is the only 

county control point that accommodates the Illinois Power Authority’s approval 

of the Renewable Energy Credits. 

 

C. Regarding new Part C of the proposed waivers, for not entering into a Roadway Upgrade 

and Maintenance Agreement or waiver therefrom with the relevant local highway 

authority prior to consideration of the Special Use Permit by the Board: 

(1)       The waiver IS in accordance with the general purpose and intent of the Zoning 

Ordinance and WILL NOT be injurious to the neighborhood or to the public 

health, safety, and welfare because: the petitioner has made a good faith effort to 

finalize an agreement, but because of the township board meeting schedule, has 

not been able to bring it forward rapidly enough for the case to be resolved  in 

time for the State’s procedures to play out. 
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(2)       Special conditions and circumstances DO 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: these uses are unique in that 

they cannot go forward without the approval of the Renewable Energy Credits, 

which creates an artificial deadline for the process to be completed.  

 

(3)       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 because: they could delay the final 

consideration, effectively making the project impossible to complete. 

 

(4)       The special conditions, circumstances, hardships, or practical difficulties DO 

NOT result from actions of the applicant because: none of the timing factors are 

under the control of the petitioner - township meetings schedules, county meeting 

schedules, the Renewable Energy Credits distribution procedure – none of that is 

under their control. 

 

(5)       The requested waiver, SUBJECT TO THE PROPOSED SPECIAL 

CONDITION, IS the minimum variation that will make possible the reasonable 

use of the land/structure because: providing this documentation is the only county 

control point that accommodates the Illinois Power Authority’s approval of the 

Renewable Energy Credits. 

 

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: 

 

 A. The approved site plan consists of the following documents: 

• Sheet T1.1: Permit Set Cover received August 13, 2018 

• Sheet L1.1: Site Layout received September 18, 2018 

• Sheet L2.1: Tracker System Detail received August 13, 2018 

• Sheet L2.3: Fence-Gate Detail received January 25, 2018 

• Sheet L2.3: Agricultural Fence Detail received August 13, 2018 

• Sheet E1.1: Single Line Diagram received August 13, 2018 

• Sheet E2.1: DC & AC Conductor Schedule received January 25, 2018 

• Sheet E4.1: Grounding Details received January 25, 2018 

• Sheet E9.1: Equipment Specification Sheets received August 13, 2018 
 

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:   
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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 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. 
    

E.         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. 

 

F. A Roadway Upgrade and Maintenance Agreement signed by the Highway 

Commissioner and approved by the Environment and Land Use Committee shall be 

submitted at the time of application for a Zoning Use Permit. 
 

The above special condition is necessary to ensure the following: 

To ensure full compliance with the intent of the Zoning Ordinance in a 

timely manner that meets the needs of the applicant. 

 

G. 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 
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or a rating of “A2” by Moody’s 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. A Transportation Impact Analysis provided by the applicant that is mutually 

acceptable to the Applicant and the County Engineer and State’s Attorney; 

or Township Highway Commissioner; or municipality where relevant, as 

required by 6.1.5 G. 2. 

 

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

 

8. Any updates to the approved Site Plan from Case 894-S-17 per the Site Plan 

requirements provided in Section 6.1.5 U.1.c.  

 

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.  

  

H.        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.   
 

2. 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. 
 

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 FARM is constructed consistent with the special use permit 

approval and in compliance with the Ordinance requirements.   

 

I.        The Applicant or Owner or Operator of the PV SOLAR FARM shall comply with 

the following specific requirements that apply even after the PV SOLAR FARM 

goes into commercial operation:  

1.  Maintain the pollinator plantings in perpetuity. 
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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 qualified noise consultant pursuant to any proven violation of 

the I.P.C.B. noise regulations as required by 6.1.5 I.(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 FARM.  
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.. 

89/28/2818 14: 47 12174697al9 VILLAGE OF ST JOSEPH 
• 

RESOLUTION NO. 2018 -La 
RESOLUTION OBJECTING TO SPECIAL USE PERMIT FOR SOLAR FARM 

(Community Power Group, LLC) 
(St. Joseph Solar 1) 

PAGE 82 

Whereas, the Village of St. Joseph, Champaign County, Illinois is a duly 
organized and existing municipality created under the provisions of the laws of the State 
of Illinois; and, 

Whereas, Community Power Group, llC has applied for a Special Use Permit 
from the Champaign County Board to allow a solar farm to be located within one-half 
mile of the northern boundary of the Village of St. Joseph, Illinois, and described as: 

A 57.84-acre tract in the West Half of the Northeast Quarter of Section 12 of 
Township 19 North, Range 10 East of the Third Principal Meridian in St. Joseph 
Township. and commonly known as the property just north of the St. Joseph's 
Sportsman Club; and, 

Whereas, the County's ordinance recognizes that locating a solar farm less than 
one-half mile from municipal boundaries can create problems and limitations for orderly 
growth for municipalities and for the County; and, 

Whereas, the solar farm in this instance is proposed to be located approximately 
465 feet (less than one-tenth of a mile) from the Village's northern border; and, 

Whereas, the Board of Trustees for the Village of St. Joseph believes that 
locating said solar farm at the proposed location will adversely affect the Village's ability 
to grow to the north, where there is already significant development, and in addition, 
based on testimony at the Village Board meeting on September 11, 201 B, the Board 
believes that any special use permit should include a restriction on noise level at the 
property limits of the solar farm of no more than 30 dBA 

Now, therefore, be it resolved by the President and Board of Trustees of the 
Village of St. Joseph, Champaign County, Illinois, that the Village objects to the said 
application for Special Use Permit, and respectfully requests that the County Board 
deny said application. 

Attest: 

SEP 21 2018 
CHAMPAIGN CO. P & Z DEPARTMENT 
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1 

To: Environment and Land Use Committee 
 

From: John Hall, Director & Zoning Administrator 

Susan Burgstrom, Senior Planner 
 

Date: September 28, 2018 
 

RE: Case 897-S-18 PV Community Solar Farm  
 

Request: 
 

A request by Community Power Group LLC, via agent Michael 

Borkowski, Owner of Community Power Group, and participating 

landowners Thomas and Debra Sutter, to authorize a Community PV 

Solar Farm Special Use Permit on approximately 16.23 acres with a total 

nameplate capacity of 2 megawatts (MW), including access roads and 

wiring, in the AG-1 Agriculture Zoning District. The subject property is a 

36.77-acre tract in the West Half of the North Half of the Northwest 

Quarter of Section 20 of Township 22 North, Range 9 East of the Third 

Principal Meridian in Ludlow Township, and commonly known as the 

farmland adjacent to the electric substation on the southeast corner of the 

intersection of CR 3300N and CR 1300E.  The following waivers of 

standard conditions are 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 not entering into a Roadway Upgrade and 

Maintenance Agreement or waiver therefrom with the relevant 

local highway authority prior to consideration of the Special Use 

Permit by the Board, per Section 6.1.5 G. 

 

BACKGROUND 

 

The petitioner applied for a Special Use Permit to construct a 2-megawatt (MW) Photovoltaic 

(PV) Community Solar Farm on the 36.77-acre tract located on the southeast corner of the 

intersection of CR 3300N and CR 1300E. The “Champaign Solar 1” facility is proposed to have 

7,857 solar modules and sixteen 125kW inverters surrounded by a 7-feet tall wire fence with a 

security gate. Access would be from CR 1300E via a 12-feet wide gravel access road.  

 

The Illinois Future Energy Jobs Act (FEJA) went into effect on June 1, 2017.  Solar farm 

developers have been establishing lease options with area landowners since that time. The owners 

of the subject property signed a Solar Facility Site Lease Agreement with Community Power 

Group LLC on June 30, 2017.  

 

At the September 27th public hearing, the ZBA recommended Case 897-S-18 for approval with 4 

votes, in favor, 2 votes opposed, and 1 absent.  A summary of public testimony from the August 

30th and September 27th hearings can be found below. 
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REQUIRED WAIVERS 
 

This case started with additional waivers, but the petitioner considered input from the public, P&Z Staff, and 

the Board and revised their Site Plan so that they would no longer be necessary.  The information below relates 

to the two remaining waivers.  
 

Waiver Part A is required because the petitioner did not provide a complete Decommissioning and Site 

Reclamation Plan that includes cost estimates prepared by an Illinois Licensed Professional Engineer during 

the Special Use Permit hearing by ZBA.   

• Zoning Administrator John Hall added Special Condition E that requires the Plan and estimates to be 

approved by ELUC rather than during the ZBA Special Use Permit hearing because the final details of 

the solar farm will not be complete until the construction permit process, and providing estimates 

earlier than that would reflect incomplete and perhaps incorrect information.   
 

• At the September 27, 2018 meeting, ZBA members made the following statements in the Finding of 

Fact regarding Waiver Part A: “Providing the estimates for approval by ELUC allows for the 

development of complete, final, and accurate information necessary to make a good estimate; it would 

be a hardship for the petitioner to develop a decommissioning plan without knowing if you were going 

to be eligible for the Renewable Energy Credits [that will not be determined until a lottery in January 

2019]; and the applicant cannot control whether they will be eligible for the energy credits until their 

name is drawn or excluded.” 
 

Waiver Part B is required because the Petitioner did not enter into a Roadway Upgrade and Maintenance 

agreement approved by Ludlow Township prior to the close of the Special Use Permit hearing by the ZBA.   

• Zoning Administrator John Hall added Special Condition F that requires the Plan and estimates to be 

approved by ELUC rather than during the ZBA Special Use Permit hearing because Township Board 

meetings did not necessarily correspond with the ZBA hearing dates.   
 

• As of September 27, 2018, Ludlow Township Highway Commissioner Ken During had not verified 

entering into a Roadway Upgrade and Maintenance Agreement with the petitioner.  The waiver is still 

necessary because an Agreement had not yet been received by P&Z Staff as of the ZBA hearing. 
 

PUBLIC COMMENTS 
 

The following is a summary of comments received at the August 30, 2018 ZBA meeting: 

(1) Ms. Dawn Good, 1339 CR 3300N, Rantoul, stated that her residence is to the east of the proposed 

solar farm.  She said that her family also owns the farm ground adjacent to the subject property.   Ms. 

Good stated that the subject property is family ground, although it is true that they have not farmed it 

since the late 90’s.  She said that regarding Mr. Borkowski’s comment that the subject property is less 

productive farm ground, the parcel does have some drainage issues because of old tiling.  She said that 

she is concerned about the drainage on the subject property and how it will affect the farmland to the 

east.  She said that she is concerned about the area between the fence and the property line and what 

will be planted there, and she understands that it will be trees or shrubs, but if it is something that is 

tall or invasive, it could affect her property.  She said that if tall trees are planted in the area between 

the fence and the property line, they will affect her crops because they need sunlight to grow and 

mature.  She said that if the vegetation is plantings that are invasive, then she will have to deal with 

that as well.  She said that the other concern that she has is, if the solar farm is not interconnected to 

Eastern Illini Electric Cooperative, then she and her neighbors across sections of ground will have to 

deal with it.  She that if this becomes power that feeds Ameren and ComEd customers in Champaign 

and Urbana, she is being asked to live and work around something that may not be able to participate 

in, which is a potential problem.  Ms. Good stated that regarding the noise, anything had to be quieter 

than the katydids and the crickets, so if there is some ambient noise that is created by the solar farm 

that will put the katydids and crickets to sleep then she is all for it. 
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(2) Mr. Bob Hunzinger, 4302 Stonebridge Court, Champaign, stated that he is the President/CEO for 

Eastern Illini Electric Cooperative (EIEC).  He said that Mr. Borkowski is correct regarding whether 

EIEC can participate is in a legal quandary right now.  He said that ComEd has filed in court on the 

issue whether cooperative members and municipal members can participate, and that case is yet to be 

determined.  He said that individual member cooperatives like EIEC have the ability to choose 

whether to participate in a community solar project.  He said that the EIEC Board has considered this 

issue, and at this time they have not committed to participating in community solar, but it is an 

ongoing discussion as well.  Mr. Hunzinger stated that it is possible for the solar farm to connect to 

their lines as a qualified facility, which is a different type of a project and that would be a federal 

designation.  He said that by federal law they do have to interconnect with a solar farm if it is a 

qualified facility designation.  He said that the genesis of that legislation goes back to 1978.  He said 

that there is significant economic difference if the project would go under a classification like that 

versus under the Illinois Power Agency proposals.  Mr. Hunzinger stated that the incentives would be 

missing, or they would be much less. 

 

No comments were received for Case 897-S-18 at the September 27, 2018 ZBA meeting. 
 

NOISE CONCERNS AND ANALYSIS DONE BY P&Z STAFF 
 

Noise generated by the solar farm inverters has been a concern since development of the solar farm text 

amendment and continues to be a concern for every solar farm case.  For case 897-S-18, the following 

information was introduced in Supplemental Memorandum #3 dated September 20, 2018, and included under 

Item 13 in the Summary of Evidence dated September 27, 2018: 

 

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

a.         Subparagraph 6.1.5 I.(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).    

(a) A Special Use Permit application for a Community PV Solar Farm does not require a 

noise level analysis unless the Board requires one. 
 

(b) Distances from adjacent residences were provided in the revised Site Plan received 

September 18, 2018.  
 

(c) A statement regarding noise was provided in Exhibit H of the application received 

August 13, 2018: “Solar facilities are virtually silent, with the only noise generated 

coming from a quiet buzz from the inverters.  While levels can range depending on 

inverters, the string inverters being used in this project would likely generate between 

20 and 40 decibels (similar to a fridge).” 
 

(d) The proposed inverter, the Sungrow SG125HV, was identified in Exhibit B of the 

application received August 13, 2018. The project would use 16 inverters. 
 

(e) P&Z Staff requested noise level information from Sungrow for the SG125HV 

inverter.  In an email received August 31, 2018, Richard Wang attached a “SG125HV 

Noise Level Test Report” which provided the following information: 

i. The noise test was completed in the shielding room at the Sungrow Testing 

Center. One meter from the inverter, test noise levels were the following: 

 (i) Bottom of inverter: 61.6 dB 

 (ii) Left side of inverter: 56.9 dB 

 (iii) Top of inverter: 53.7 dB 

 (iv) Right side of inverter: 53.2 dB 

 (v) Background noise: 31.1 dB 
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ii. P&Z Staff requested any available information on noise levels for 16 inverters 

combined, but no information was provided.  
 

(f) In an email received August 31, 2018, Michael Borkowski of Community Power 

Group LLC shared a video resource by Michael van Biezen, a physics professor at 

Loyola Marymount University, referring to calculating sound levels from multiple 

noise sources combined. 

i. The video showed that doubling the number of sources (in this case, inverters) 

resulted in an increase of 3 dB.   
 

ii. The proposed Champaign Solar 1 Farm project proposes 16 inverters, which 

would double the inverter noise levels cited by Sungrow four times over. 

Using the highest noise level provided by Sungrow, 61.6 dB at 1 meter, P&Z 

Staff estimated that 16 inverters would create 73.6 dB at 1 meter. 
 

iii. P&Z Staff utilized an online tool during the solar farm text amendment 

process for Case 895-AT-18 to estimate noise levels at a series of distances 

from one inverter.  Using this online tool, which can be found at 

http://hyperphysics.phy-astr.gsu.edu/hbase/Acoustic/ isprob2.html, P&Z Staff 

estimated the following noise levels for the proposed inverters: 

(i) At a separation of 515 feet from the inverter (the minimum required 

without a waiver by the Solar Farm text amendment approved by the 

County Board on August 23, 2018), the noise level for the 16 

inverters would be 29.7 dB. 
 

(ii) At a separation of 700 feet from the inverter (the closest residential lot 

less than 10 acres from the proposed solar farm), the noise level for 

the 16 inverters would be 27.0 dB at the residential property line. 
 

(iii) At the closest property line to the inverters, which is approximately 

305 feet to the south, the noise level for the 16 inverters would be 

34.2 dB. The 40-acre lot to the south does not have any buildings, but 

it could potentially be subdivided for residential lots in the future. 
 

(iv) P&Z Staff estimates are not as accurate as an actual noise study. 

 

SPECIAL CONDITIONS APPROVED BY ZBA ON SEPTEMBER 27, 2018 

 

A. The approved site plan consists of the following documents: 

• Sheet T1.1: Permit Set Cover received August 13, 2018 

• Sheet L1.1: Site Layout received September 18, 2018 

• Sheet L2.1: Tracker System Detail received August 13, 2018 

• Sheet L2.3: Fence-Gate Detail received January 25, 2018 

• Sheet L2.3: Agricultural Fence Detail received August 13, 2018 

• Sheet E1.1: Single Line Diagram received January 25, 2018 

• Sheet E2.1: DC & AC Conductor Schedule received January 25, 2018 

• Sheet E4.1: Grounding Details received January 25, 2018 

• Sheet E9.1: Equipment Specification Sheets received August 13, 2018 

 

The above special condition is required to ensure that: 

The constructed PV SOLAR FARM is consistent with the special use permit approval. 
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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.   

  

 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 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. 

    

E.         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. 

 

F. A Roadway Upgrade and Maintenance Agreement signed by the Highway Commissioner and 

approved by the Environment and Land Use Committee shall be submitted at the time of 

application for a Zoning Use Permit. 

 

The above special condition is necessary to ensure the following: 

To ensure full compliance with the intent of the Zoning Ordinance in a timely manner 

that meets the needs of the applicant. 

 

G. 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 “A2” by Moody’s 
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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. A Transportation Impact Analysis provided by the applicant that is mutually acceptable 

to the Applicant and the County Engineer and State’s Attorney; or Township Highway 

Commissioner; or municipality where relevant, as required by 6.1.5 G. 2. 

 

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

 

8. Any updates to the approved Site Plan from Case 897-S-18 per the Site Plan 

requirements provided in Section 6.1.5 U.1.c.  

 

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.   

 

H.        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.   

 

2. 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. 

 

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 FARM is constructed consistent with the special use permit approval 

and in compliance with the Ordinance requirements.   

 

I.        The Applicant or Owner or Operator of the PV SOLAR FARM shall comply with the following 

specific requirements that apply even after the PV SOLAR FARM 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 qualified noise consultant 
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pursuant to any proven violation of the I.P.C.B. noise regulations as required by 6.1.5 

I.(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 FARM.  

 

J. The Applicant or Owner or Operator of the PV SOLAR FARM shall plant and maintain in 

perpetuity a visual screen on the north and west sides of the PV SOLAR FARM per Section 

6.1.5 M. of the Zoning Ordinance. 

 

The above special condition is required to ensure that: 

  Visual impacts of the PV SOLAR FARM are minimized for adjacent residents. 

 

ATTACHMENTS 

 

A  Case Maps (Location Map, Land Use, and Zoning)  

 

B Approved Site Plan sheets:  

• Sheet T1.1: Permit Set Cover received August 13, 2018 

• Sheet L1.1: Site Layout received September 18, 2018 

• Sheet L2.1: Tracker System Detail received August 13, 2018 

• Sheet L2.3: Fence-Gate Detail received January 25, 2018 

• Sheet L2.3: Agricultural Fence Detail received August 13, 2018 

• Sheet E1.1: Single Line Diagram received January 25, 2018 

• Sheet E2.1: DC & AC Conductor Schedule received January 25, 2018 

• Sheet E4.1: Grounding Details received January 25, 2018 

• Sheet E9.1: Equipment Specification Sheets received August 13, 2018 

 

C Case 897-S-18 Findings of Fact approved September 27, 2018 

 

D Revised Annotated Aerial: Separation Distances and Screening created by P&Z Staff, dated 

September 20, 2018 
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FINDINGS OF FACT FOR CASE 897-S-18 AS APPROVED BY ZBA ON 09/27/18 

 

From the documents of record and the testimony and exhibits received at the public hearing for zoning 

case 897-S-18 held on August 30, 2018, and September 27, 2018, the Zoning Board of Appeals of 

Champaign County finds that: 

 

1. The requested Special Use Permit IS necessary for the public convenience at this location 

because: This project will help the county achieve LRMP Objectives 8.8, 9.1, 9.5 and because it 

has the necessary proximity to an electrical substation for an economical connection to the 

electric grid.  

  

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 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 traffic capacity and the entrance location has ADEQUATE 

visibility because: the use will generate no traffic after construction. 

b. Emergency services availability is ADEQUATE because: the site will be unoccupied. 

c. The Special Use WILL be compatible with adjacent uses because: it will be below EPA 

noise level limits. 

d. Surface and subsurface drainage will be ADEQUATE because: there will be a permanent 

vegetative cover under the panels, which will reduce runoff from the site, and prevent 

erosion. 

e. Public safety will be ADEQUATE because: the use will not create any special hazards. 

f. The provisions for parking will be ADEQUATE because: during the operation of the 

facility there will be no need to park more than 1 or 2 vehicles at a time. 

g.        The property IS WELL SUITED OVERALL for the proposed improvements because: 

the site is in a rural area and it will not permanently destroy any significant amount of 

farmland. 

h. Existing public services ARE available to support the proposed SPECIAL USE without 

undue public expense because: the use generates no public service demand. 

i. Existing public infrastructure together with the proposed development IS adequate to 

support the proposed development effectively and safely without undue public expense 

because: the solar farm does not generate any additional demand for public infrastructure. 
 

(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. 

 

3a. The requested Special Use Permit, SUBJECT TO THE SPECIAL CONDITIONS IMPOSED 

HEREIN, DOES conform to the applicable regulations and standards of the DISTRICT in 

which it is located because: the only waivers the use requires are procedural.  

 

3b. The requested Special Use Permit, SUBJECT TO THE SPECIAL CONDITIONS IMPOSED 

HEREIN, DOES preserve the essential character of the DISTRICT in which it is located 

because: 

a. The Special Use will be designed to CONFORM to all relevant County ordinances and 

codes. 

b. The Special Use WILL be compatible with adjacent uses. 

c. Public safety will be ADEQUATE. 
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FINDINGS OF FACT FOR CASE 897-S-18 AS APPROVED BY ZBA ON 09/27/18 

 

4. The requested Special Use Permit, SUBJECT TO THE SPECIAL CONDITIONS IMPOSED 

HEREIN, IS 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 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 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 preserve the essential character of the DISTRICT in which 

it is located. 

 

5. The requested Special Use IS NOT an existing nonconforming use. 

 

6. Regarding necessary waivers of standard conditions: 

A. Regarding new 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)       The waiver IS in accordance with the general purpose and intent of the Zoning 

Ordinance and WILL NOT be injurious to the neighborhood or to the public 

health, safety, and welfare because: the extended time period allows for the 

development of complete, final and accurate information necessary to make a 

good estimate. 

 

(2)       Special conditions and circumstances DO 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 requirement is made to 

apply only to solar farms and wind farms, and in the case of solar farms, the 

specifics of the development are not known at the time of this approval and will 

be determined at a later date. 

 

(3)       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 because: it would be a hardship to 

develop a decommissioning plan per the standard without knowing if you were 

going to be eligible for the Renewable Energy Credits.  

 

(4)       The special conditions, circumstances, hardships, or practical difficulties DO 

NOT result from actions of the applicant because: the applicant cannot control 

whether they will be eligible for the energy credits until their name is drawn or 

excluded. 

 

(5)       The requested waiver, SUBJECT TO THE PROPOSED SPECIAL 

CONDITION, IS the minimum variation that will make possible the reasonable 

use of the land or structure because: providing this documentation is the only 

county control point that accommodates the Illinois Power Authority’s approval 

of the Renewable Energy Credits. 
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FINDINGS OF FACT FOR CASE 897-S-18 AS APPROVED BY ZBA ON 09/27/18 

 

B. Regarding new Part B of the proposed waivers, for not entering into a Roadway Upgrade 

and Maintenance Agreement or waiver therefrom with the relevant local highway 

authority prior to consideration of the Special Use Permit by the Board: 

(1)       The waiver IS in accordance with the general purpose and intent of the Zoning 

Ordinance and WILL NOT be injurious to the neighborhood or to the public 

health, safety, and welfare because: the petitioner has made a good faith effort to 

finalize an agreement, but because of the township board meeting schedule, has 

not been able to bring it forward rapidly enough for the case to be resolved  in 

time for the State’s procedures to play out. 

 

(2)       Special conditions and circumstances DO 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: these uses are unique in that 

they cannot go forward without the approval of the Renewable Energy Credits, 

which creates an artificial deadline for the process to be completed.  

 

(3)       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 because: they could delay the final 

consideration, effectively making the project impossible to complete. 

 

(4)       The special conditions, circumstances, hardships, or practical difficulties DO 

NOT result from actions of the applicant because: none of the timing factors are 

under the control of the petitioner - township meetings schedules, county meeting 

schedules, the Renewable Energy Credits distribution procedure – none of that is 

under their control. 

 

(5)       The requested waiver, SUBJECT TO THE PROPOSED SPECIAL 

CONDITION, IS the minimum variation that will make possible the reasonable 

use of the land/structure because: providing this documentation is the only county 

control point that accommodates the Illinois Power Authority’s approval of the 

Renewable Energy Credits. 

 

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: 

 

 A. The approved site plan consists of the following documents: 

• Sheet T1.1: Permit Set Cover received August 13, 2018 

• Sheet L1.1: Site Layout received September 18, 2018 

• Sheet L2.1: Tracker System Detail received August 13, 2018 

• Sheet L2.3: Fence-Gate Detail received January 25, 2018 

• Sheet L2.3: Agricultural Fence Detail received August 13, 2018 

• Sheet E1.1: Single Line Diagram received August 13, 2018 

• Sheet E2.1: DC & AC Conductor Schedule received January 25, 2018 

• Sheet E4.1: Grounding Details received January 25, 2018 

• Sheet E9.1: Equipment Specification Sheets received August 13, 2018 
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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 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. 
    

E.         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. 

 

F. A Roadway Upgrade and Maintenance Agreement signed by the Highway 

Commissioner and approved by the Environment and Land Use Committee shall be 

submitted at the time of application for a Zoning Use Permit. 
 

The above special condition is necessary to ensure the following: 

To ensure full compliance with the intent of the Zoning Ordinance in a 

timely manner that meets the needs of the applicant. 

 

G. 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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FINDINGS OF FACT FOR CASE 897-S-18 AS APPROVED BY ZBA ON 09/27/18 

 

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 “A2” by Moody’s 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. A Transportation Impact Analysis provided by the applicant that is mutually 

acceptable to the Applicant and the County Engineer and State’s Attorney; 

or Township Highway Commissioner; or municipality where relevant, as 

required by 6.1.5 G. 2. 

 

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

 

8. Any updates to the approved Site Plan from Case 897-S-18 per the Site Plan 

requirements provided in Section 6.1.5 U.1.c.  

 

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.   

 

H.        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.   

 

2. 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. 

 

3.         An executed interconnection agreement with the appropriate electric utility 

as required by Section 6.1.5 B.(3)b. 
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FINDINGS OF FACT FOR CASE 897-S-18 AS APPROVED BY ZBA ON 09/27/18 

 

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.   

 

I.        The Applicant or Owner or Operator of the PV SOLAR FARM shall comply with 

the following specific requirements that apply even after the PV SOLAR FARM 

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 qualified noise consultant pursuant to any proven violation of 

the I.P.C.B. noise regulations as required by 6.1.5 I.(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 FARM.  

 

J. The Applicant or Owner or Operator of the PV SOLAR FARM shall plant and 

maintain in perpetuity a visual screen on the north and west sides of the PV SOLAR 

FARM per Section 6.1.5 M. of the Zoning Ordinance. 

 

The above special condition is required to ensure that: 

Visual impacts of the PV SOLAR FARM are minimized for adjacent 

residents. 
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Julia R. Rietz 

State’s Attorney 

 
Barbara Mann 
Chief of the Civil Division 
email: bmann@co.champaign.il.us 

 
Donna M. Davis 
Assistant State’s Attorney 
email: ddavis@co.champaign.il.us 
 
 
 

 

Office of 

State’s Attorney 
Champaign County, Illinois 

Courthouse 

101 East Main Street 

P. O. Box 785 

Urbana, Illinois 61801 

Phone (217) 384-3733 

Fax (217) 384-3816 

 

 

 

 

 

 

 

 

 

 

 

 

August 29, 2018 

 

[Via Email: 

tasplund@co.champaign.il.us] 

 

Mr. Aaron Esry 

ELUC Chair 
 

Re: Closed Session Minutes Review for ELUC 

Dear Mr. Esry: 

Pursuant to the Open Meetings Act, a public body such as ELUC must review its 

closed session minutes at least semi-annually.  The Committee must then determine 

whether the need for confidentiality exists as to all or part of those minutes, or that the 

minutes or portions thereof no longer require confidential treatment, if so, the records 

would be available for public inspection.  Therefore, the question is whether there is no 

longer a need to keep minutes closed in order to protect either the public interest or the 

privacy of an individual. Whichever conclusion that the Committee draws must be then be 

reported in open session.  

 

Please note that the Committee may enter into closed session for the purpose of 

review of closed session minutes pursuant to 5 ILCS 120/2(c)(21): Discussion of minutes 

of meetings lawfully closed under the Act.  Just as in open session, if the matter requires 

action by the Committee, the matter must have been noticed on the posted agenda.    

 

The County Board passed Resolution No. 7969, “Resolution Establishing 

Procedures for Semi-Annual Review of Closed Session Minutes by the Champaign County 

Board” on November 17th, 2011.  Under the parameters established by the full board in 

Resolution 7969, none of the minutes which were reviewed in previous semi-annual 

reviews are currently ripe for further review.  Pursuant to the same Resolution and due to 

the ongoing nature of the matter considered by ELUC in closed session during the last six 

months, the need for confidentiality remains. 
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      Sincerely, 

       
Donna M. Davis 

 

 

DMD/cdg 

cc:  Tammy Asplund, Kay Rhodes (Administrative Services) 
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