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TO: Environment and Land Use Committee

FROM: John Hall, Zoning Administrator

DATE: September 26, 2025

RE:  Authorization for a public hearing for a proposed Zoning Ordinance

text amendment to extend the existing safety moratorium on carbon 

sequestration activity in Champaign County for an additional six 

months  

BACKGROUND 

The County Board approved a 12-month temporary safety moratorium on carbon 

sequestration activities in Champaign County on 1/23/2025.   

A Carbon Sequestration Activities Task Force was appointed on 3/20/2025. 

The Task Force has made good progress on a draft carbon sequestration amendment but 

review of the draft is ongoing and it is clear that a final carbon sequestration 

amendment cannot be adopted before the temporary moratorium expires on 1/23/2026. 

A six month extension is proposed.   

TEXT AMENDMENT PUBLIC HEARING TIMELINE 

The public hearing requires a legal advertisement in the newspaper (the advertisement 

will appear in the October 1, 2025, News-Gazette) and notice provided to all relevant 

municipalities. If the public hearing is authorized by ELUC on October 7, 2025, the 

anticipated timeline (*earliest possible dates) is as follows: 

ATTACHMENTS 

A  Proposed text amendment 

1. Public Hearing opens at the Champaign County Zoning 

Board of Appeals (CCZBA)

Thursday, October 16, 2025 

2. Public Hearing closes at CCZBA and the CCZBA makes 

recommendations to the Champaign County Board 

*Thursday, October 16, 2025

3. Environment and Land Use Committee of the Champaign

County Board (ELUC) affirms or amends CCZBA’s 

recommendation 

*Thursday, November 6, 2025 

4. Environment and Land Use Committee of the Champaign 

County Board makes a recommendation to the Champaign

County Board 

*Thursday, December 6, 2024

5. Champaign County Board makes a final determination *Thursday, December 18, 2025 

* earliest anticipated dates of action

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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LRMP Goal 6 is entitled “Public Health and Safety” and states as follows: 
 

Champaign County will ensure protection of the public health and public 
safety in land resource management decisions.  

 
Goal 6 has 4 objectives and 7 policies. Objectives 6.2, 6.3, and 6.4 are not relevant to the 
proposed amendment. The proposed amendment will HELP ACHIEVE Goal 6 for the 
following reasons:  
A. Objective 6.1 states, “Champaign County will seek to ensure that development 
in  unincorporated areas of the County does not endanger public health or 
safety.” 

 
Objective 6.1 has four subsidiary policies but none are directly relevant to 
BATTERY ENERGY STORAGE SYSTEMS however the proposed amendment 
will HELP ACHIEVE Goal Objective 6.1 for the following reasons: 
(1) Supplemental Memorandum #2 dated 12/12/24 included many revisions 

intended to provide for public safety. The principal changes for safety 
were the following:  

 
a.  The National Fire Protection Association 855 Standard for 

Installation of Stationary Energy Storage Systems requirement for 
a “Hazard Mitigation Analysis” was added. The Hazard Mitigation 
Analysis must be approved by the relevant fire protection district. 
The Zoning Administrator is to receive a copy of the approved 
Hazard Mitigation Analysis with the Zoning Use Permit 
Application.  

 
b.  The NFPA 855 requirement for a “Commissioning Report” prior to 

the BESS going into operation were added. Both the relevant fire 
protection district and the Zoning Administrator are to receive 
copies of the Commissioning Report.  

 
c.  Access drive requirements were added. Any part of the TIER-2 

BESS must be within 100 feet from an access drive.  
 

d.  NFPA 855 requirements for smoke and fire detection systems were 
added. Smoke and fire detection systems are not required for 
outdoor locations.  

 
e.  NFPA 855 requirements for fire control and suppression (including 

water availability) were added. Fire control and suppression 
(including water availability) are not required for outdoor locations 
more than 100 feet from other buildings and property lines unless 
recommended by the relevant fire protection district or otherwise 
required by the Board.  
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f. NFPA 855 requirements for explosion control were added. NFPA
855 requires explosion control for nearly all BESS.

g. General NFPA 855 requirements were added for TIER-2 BESS
proposed to be in or on a building.

h. NFPA 855 requirements for “Remediation Measures” were added.
NFPA 855 requires the BESS owner to provide authorized service
personnel to assist emergency responders and allows for the
“authority having jurisdiction” to also require the owner to provide
“hazard support personnel” to monitor the BESS for possible
ignition or reignition

i. Because of the safety concerns, the Special Use Permit
requirement was also changed to a County Board Special Use
Permit.

(2) NFPA 855 is due to be updated in 2026 and it would behoove Champaign
County to review the BESS requirements for any necessary changes based
on the 2026 NFPA 855.

(3) Supplemental Memorandum #3 dated 3/13/25 reviewed best practice
recommendations for minimum separations of BESS facilities including
the use of “air plume simulation modeling” to study the down-wind
impacts of a BESS failure.  The authors of one paper recommended “…to
complete a plume dispersion study of the BESS and surrounding area,
especially if there are occupied buildings within .25 mile.” The authors
also recommended that in the absence of a site-specific plume dispersion
study, that evacuation or shelter-in-place be implemented within a quarter
mile of a BESS site with a BESS fire or battery failure.

(4) Supplemental Memorandum #4 dated 3/13/25 reviewed an air plume
simulation modeling exercise that analyzed two hypothetical situations,
one involving a simulated thermal runaway of a .25 MWh BESS battery
over a one-hour period and a second involving a simulated combustion of
a .25 MWh BESS battery over one hour and eight hours. All simulations
assumed a low wind speed of 6 m/s (4.9 mph). The thermal runaway
simulation included two different assumptions about state of charge of the
battery (high charge and low charge) and two different assumptions about
the volume of gas released from the thermal runaway (low volume and
high volume). The thermal runaway simulation resulted in levels of
hydrogen fluoride that were “well above” the USEPA Acute Exposure
Guideline Levels for a distance of 300 meters (975 feet) downwind.
This exposure would be a significant concern for firefighters and
surrounding populations. The combustion simulation included various
assumptions about the amount of heat released (low and high) and the
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burn time (1 hour and 8 hours) and whether individual battery racks burn 
in series or the entire battery container all at once. The combustion 
simulation results did not exceed the USEPA Acute Exposure Guideline 
Levels because the heat from combustion in all simulations made the 
plume rise high enough that concentrations at the ground surface were not 
a problem. 

(5) After reviewing Supplemental Memorandums #3 and #4 at the 3/13/25
public hearing, the ZBA was interested in revising the proposed
amendment to require a ¼ mile separation from a proposed TIER-2 BESS
to the nearest principal building.

(6) Supplemental Memorandum #5 dated 5/08/25 reviewed two alternative
separations with one being a one-quarter mile separation to property lines
and the other being a hybrid approach with a ¼ mile separation to the
nearest principal building and a minimum separation of 825 feet to non-
participating property lines.  Testimony was offered at the 5/15/25 public
hearing from a prospective BESS developer about the anticipated
difficulty of meeting either the 825 feet or the 1/4 mile separation to non-
participating property lines.

(7) Supplemental Memorandum #7 dated 7/17/25 proposed adding the ¼ mile separation
from a TIER-2 BESS to the nearest principal building.
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                        AS APPROVED ON REMAND 9/11/25                 Case 130-AT-24 
 

SUMMARY FINDING OF FACT   
 
From the documents of record and the testimony and exhibits received at the public hearing 
conducted on March 28, 2024; July 16, 2024; December 12, 2024; March 13, 2025; May 15, 
2025; July 17, 2025; July 31, 2025, and September 11, 2025, the Zoning Board of Appeals of 
Champaign County finds that: 
 
1.  The proposed Zoning Ordinance text amendment IS NECESSARY TO ACHIEVE the 

Land Resource Management Plan because: 
A.        The proposed Zoning Ordinance text amendment will HELP ACHIEVE LRMP 

Goals 3, 4 and 6.  
 
B.  The proposed Zoning Ordinance text amendment WILL NOT IMPEDE the 

achievement of LRMP Goals 1, 2 and 9.  
 
C. The proposed Zoning Ordinance text amendment is NOT RELEVANT to LRMP 

Goals 5, 7, 8 and 10. 
 
2. The proposed text amendment WILL improve the Zoning Ordinance because it will:  

A.  HELP ACHIEVE the purpose of the Zoning Ordinance (see Item 16). 
 
B. IMPROVE the text of the Zoning Ordinance (see Item 17). 
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AS APPROVED ON REMAND 

130-AT-24

FINDING OF FACT 
AND FINAL DETERMINATION 

of 
Champaign County Zoning Board of Appeals 

Final Determination: RECOMMEND ENACTMENT 

Date: September 11, 2025 

Petitioner: Zoning Administrator 

Request: Amend the Champaign County Zoning Ordinance as follows regarding 
Battery Energy Storage Systems (BESS): 
1. Add the following definitions to Section 3.0 Definitions: BATTERY

ENERGY STORAGE MANAGEMENT SYSTEM (BESMS),
BATTERY ENERGY STORAGE SYSTEM (BESS), TIER-1
BATTERY ENERGY STORAGE SYSTEMS, TIER-2 BATTERY
ENERGY STORAGE SYSTEMS.

2. Add new paragraph 4.2.1 C.8. to provide that a BATTERY ENERGY
STORAGE SYSTEM may be authorized as a SPECIAL USE Permit
in the AG-1 and AG-2 Agriculture Districts as a second PRINCIPAL
USE on a LOT with another PRINCIPAL USE.

3. Amend Section 5.2 as follows:
a. Add “BATTERY ENERGY STORAGE SYSTEM” to be

allowed by Special Use Permit in the AG-1 Agriculture, AG-2
Agriculture, B-1 Rural Trade Center, B-4 General Business, I-1
Light Industry and I-2 Heavy Industry Zoning Districts.

b. Add Footnotes 32 and 33 regarding TIER-1 and TIER-2
requirements.

4. Add new paragraph 5.4.3 G. to prohibit any dwelling a Rural
Residential Overlay Zoning District from being established within
one-quarter mile of a TIER-2 BATTERY ENERGY STORAGE
SYSTEM.

5. Add new Section 6.1.8 TIER-2 BATTERY ENERGY STORAGE
SYSTEMS to establish regulations including but not limited to:
a. General standard conditions
b. Minimum lot standards
c. Minimum separations
d. Standard conditions for design and installation
e. Standard conditions to mitigate damage to farmland
f. Standard conditions for use of public streets
g. Standard conditions for coordination with local fire protection

district
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AS APPROVED ON REMAND  Case 130-AT-24 
Page 2 of 57 

h. Standard conditions for allowable noise level
i. Standard conditions for endangered species consultation
j. Standard conditions for historic and archaeological resources

review
k. Standard conditions for acceptable wildlife impacts
l. Screening and fencing
m. Standard condition for liability insurance
n. Operational standard conditions
o. Standard conditions for Decommissioning and Site Reclamation

Plan
p. Complaint hotline
q. Standard conditions for expiration of Special Use Permit
r. Application requirements

6. Regarding BATTERY ENERGY STORAGE SYSTEMS fees, revise
Section 9 as follows:
a. Add new paragraph 9.3.1 K. to add application fees for a

BATTERY ENERGY STORAGE SYSTEMS Zoning Use
Permit.

b. Add new subparagraph 9.3.3 B.(9) to add application fees for a
BATTERY ENERGY STORAGE SYSTEMS SPECIAL USE
permit.

CONTENTS 

Finding of Fact ................................................................................................................................................... 3- 15 

Summary Finding of Fact ..................................................................................................................................... 16 

Documents of Record………………………………………………………………………………………….17- 19 

Final Determination ............................................................................................................................................... 20 

Proposed Amendment .................................................................................................................................... 21 - 57 

41



Case 130-AT-24  AS APPROVED ON REMAND 
Page 3 of 57 

FINDING OF FACT 

From the documents of record and the testimony and exhibits received at the public hearing conducted on 
March 28, 2024; July 16, 2024; December 12, 2024; March 13, 2025; May 15, 2025; July 17, 2025; 
July 31, 2025, and September 11, 2025, the Zoning Board of Appeals of Champaign County finds that: 

1. The petitioner is the Zoning Administrator.

2. The proposed amendment is intended to introduce requirements for BATTERY ENERGY
STORAGE SYSTEMS in the Zoning Ordinance.

3. Municipalities with zoning and townships with planning commissions have protest rights on all
text amendments and they are notified of such cases.

SUMMARY OF THE PROPOSED AMENDMENT 

4. The proposed amendment is attached to this Finding of Fact as it will appear in the Zoning
Ordinance.

GENERALLY REGARDING THE LRMP GOALS, OBJECTIVES, AND POLICIES 

5. The Champaign County Land Resource Management Plan (LRMP) was adopted by the County
Board on April 22, 2010. The LRMP Goals, Objectives, and Policies were drafted through an
inclusive and public process that produced a set of ten goals, 42 objectives, and 100 policies,
which are currently the only guidance for amendments to the Champaign County Zoning
Ordinance, as follows:
A. The Purpose Statement of the LRMP Goals, Objectives, and Policies is as follows:

“It is the purpose of this plan to encourage municipalities and the County to protect the
land, air, water, natural resources and environment of the County and to encourage the use
of such resources in a manner which is socially and economically desirable. The Goals,
Objectives and Policies necessary to achieve this purpose are as follows:…”

B. The LRMP defines Goals, Objectives, and Policies as follows:
(1) Goal: an ideal future condition to which the community aspires
(2) Objective: a tangible, measurable outcome leading to the achievement of a goal
(3) Policy: a statement of actions or requirements judged to be necessary to achieve

goals and objectives

C. The Background given with the LRMP Goals, Objectives, and Policies further states,
“Three documents, the County Land Use Goals and Policies adopted in 1977, and two sets
of Land Use Regulatory Policies, dated 2001 and 2005, were built upon, updated, and
consolidated into the LRMP Goals, Objectives and Policies.

REGARDING LRMP GOALS 

6. LRMP Goal 1 is entitled “Planning and Public Involvement” and states that as follows:

Champaign County will attain a system of land resource management planning built 
on broad public involvement that supports effective decision making by the County.   
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AS APPROVED ON REMAND  Case 130-AT-24 
Page 4 of 57 

Goal 1 has 4 objectives and 4 policies. The proposed amendment WILL NOT IMPEDE the 
achievement of Goal 1. 

7. LRMP Goal 2 is entitled “Governmental Coordination” and states as follows:

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

Goal 2 has two objectives and three policies. The proposed amendment WILL NOT IMPEDE 
the achievement of Goal 2.   

8. LRMP Goal 3 is entitled “Prosperity” and states as follows:

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

Goal 3 has three objectives and no policies. Objective 3.1 is most relevant to the proposed text 
amendment. The proposed amendment will HELP ACHIEVE Goal 3 as follows: 
A. Objective 3.1 states, “Champaign County will seek to ensure that it maintains comparable

tax rates and fees, and a favorable business climate relative to similar counties.”

The proposed amendment will HELP ACHIEVE Objective 3.1 as follows:
(1) The proposed text amendment will allow further development of renewable energy,

which will allow newer technologies to improve Champaign County’s business
climate.

9. LRMP Goal 4 is entitled “Agriculture” and states as follows:

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

Goal 4 has 9 objectives and 22 policies. Objectives 4.4, 4.5, 4.7, 4.8 and their policies do not 
appear to be relevant to the proposed text amendment. The proposed amendment will HELP 
ACHIEVE Goal 4 for the following reasons:   
A. Objective 4.1 states as follows: “Champaign County will strive to minimize the

fragmentation of the County’s agricultural land base and conserve farmland,
generally applying more stringent development standards on best prime farmland.”

The proposed amendment will HELP ACHIEVE Objective 4.1 for the following reasons:
(1) The proposed amendment WILL NOT IMPEDE the achievement of Policies

4.1.2, 4.1.3, 4.1.4, 4.1.5, 4.1.7, 4.1.8, and 4.1.9.

(2) Policy 4.1.1 states: “Commercial agriculture is the highest and best use of land
in the areas of Champaign County that are by virtue of topography, soil and
drainage, suited to its pursuit. The County will not accommodate other land
uses except under very restricted conditions or in areas of less productive
soils.”
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The proposed amendment will HELP ACHIEVE Policy 4.1.1 for the following 
reasons: 
a.         The standard conditions for BATTERY ENERGY STORAGE SYSTEMS 

will ensure the following: 
(a)        The proposed amendment requires minimum separations between 

any BATTERY ENERGY STORAGE SYSTEM and existing 
adjacent use to minimize issues of land use compatibility. 

 
(b)       No BATTERY ENERGY STORAGE SYSTEM shall interfere with 

agricultural operations (see Objective 4.2).  
 

(c)        No BATTERY ENERGY STORAGE SYSTEM shall be located at 
any location that is not well-suited for that BATTERY ENERGY 
STORAGE SYSTEM (see Objective 4.3).  

 
(d)       The proposed amendment establishes standard conditions to ensure 

that the allowable noise level created by a BATTERY ENERGY 
STORAGE SYSTEM is consistent with the Illinois Pollution 
Control Board regulations that are the same for all rural land uses. 

 
(e)    The proposed amendment requires BATTERY ENERGY 

STORAGE SYSTEMS to have an approved Decommissioning and 
Site Reclamation Plan to ensure that funds will be available to 
remove a BATTERY ENERGY STORAGE SYSTEM should it 
ever become non-functional.  

 
(3) Policy 4.1.6 states: “Provided that the use, design, site and location are 

consistent with County policies regarding: 
i.    Suitability of the site for the proposed use; 
ii.   Adequacy of infrastructure and public services for the proposed use; 
iii.  Minimizing conflict with agriculture; 
iv.  Minimizing the conversion of farmland; and 
v.   Minimizing the disturbance of natural areas; then 

 
a)        On best prime farmland, the County may authorize discretionary 

residential development subject to a limit on total acres converted 
which is generally proportionate to tract size and is based on the 
January 1, 1998 configuration of tracts, with the total amount of 
acreage converted to residential use (inclusive of by-right development) 
not to exceed three acres plus three acres per each 40 acres (including 
any existing right-of-way), but not to exceed 12 acres in total; or  

b)        On best prime farmland, the County may authorize non-residential 
discretionary development; or 

c)        The County may authorize discretionary review development on tracts 
consisting of other than best prime farmland.” 

 
The proposed amendment will HELP ACHIEVE Policy 4.1.6 for the following 
reasons: 

44



AS APPROVED ON REMAND  Case 130-AT-24 
Page 6 of 57 

a. The ZBA has recommended that the proposed amendment will HELP
ACHIEVE Objective 4.3 regarding location at a suitable site and adequacy
of infrastructure and public services.

b. The ZBA has recommended that the proposed amendment will HELP
ACHIEVE Objective 4.2 regarding no interference with agricultural
operations.

c. The proposed amendment will HELP ACHIEVE the County’s policies
regarding minimizing the conversion of best prime farmland as follows:
(a)  The only policy regarding conversion of best prime farmland by

non-residential discretionary development is Policy 4.1.6b., which
states, “On best prime farmland the County may authorize non-
residential development.” Policy 4.1.6.b. has no limit on the
conversion of best prime farmland for non-residential discretionary
development and is merely a statement of fact and therefore, the
proposed amendment does help achieve Policy 4.1.6b.

B. Objective 4.2 is entitled “Development Conflicts with Agricultural Operations” and states,
“Champaign County will require that each discretionary review development will not
interfere with agricultural operations.”

The proposed amendment will HELP ACHIEVE Objective 4.2 because of the following:
(1) Policy 4.2.1 states, “The County may authorize a proposed business or other

non-residential discretionary review development in a rural area if the
proposed development supports agriculture or involves a product or service
that is better provided in a rural area than in an urban area.”

The proposed amendment will HELP ACHIEVE Policy 4.2.1 for the following
reasons:
a. The Land Resource Management Plan (LRMP) provides no guidance

regarding what products or services are better provided in a rural area and
therefore that determination must be made in each zoning case.

b. BATTERY ENERGY STORAGE SYSTEMS ARE services better
provided in a rural area as evidenced by the following:
(a) BATTERY ENERGY STORAGE SYSTEMS do not require access

to most utilities.

(b) BATTERY ENERGY STORAGE SYSTEMS are not compatible
with principal structures within the minimum separation distance
established by the Zoning Ordinance.

(2) Policy 4.2.2 states, “The County may authorize discretionary review development
in a rural area if the proposed development:
a) is a type that does not negatively affect agricultural activities; or
b) is located and designed to minimize exposure to any negative affect

caused by agricultural activities; and
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