Champaign County
Department of
PLANNING &
ZONING

CASES 906-S-18 and 907-S-18
SUPPLEMENTAL MEMORANDUM #3
October 25, 2018

Petitioners: FFP IL Community Solar LLC, 100 Montgomery Street, Suite 725, San
Francisco, CA 94104, via agent David Dickson, and participating landowners
the Woodard Family Trust
Brookens Administrative Center
1776 E. Washington Street
Urbana, Illinois 61802

Case 906-S-18 (Woodard’s St. Joseph - WEST)
Request:

(217) 384-3708
zoningdept@co.champaign.il.us
www.co.champaign.il.us/zoning

Authorize a Community PV Solar Farm with a total nameplate capacity of 2
megawatts (MW), including access road and wiring, in the AG-1 Agriculture
Zoning District, and including the following waivers of standard conditions:
Part A: A waiver for a distance of 135 feet from the CR Conservation
Recreation Zoning District in lieu of the minimum required onehalf mile (2,640 feet), per Section 6.1.5 B.(2)b.
Part B: 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.

Location:

A 40-acre tract in the Northeast Quarter of the Southeast Quarter of Section
3 of Township 19 North, Range 10 East of the Third Principal Meridian in
St. Joseph Township, and commonly known as the farmland approximately
600 feet north of Schuren Nursery on the west side of CR 2200E.

Case 907-S-18 (Woodard’s St. Joseph - EAST)
Request:

Location:

Authorize a Community PV Solar Farm with a total nameplate capacity of 2
megawatts (MW), including access road and wiring, in the AG-1 Agriculture
Zoning District, and including the following waivers of standard conditions:
Part A:

A waiver for a distance of 338 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 locating a PV SOLAR FARM within the Contiguous
Urban Growth Area (CUGA) in lieu of outside the CUGA, per
Section 6.1.5 B.(2) of the Zoning Ordinance.

Part C:

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 D:

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.

A 153.23-acre tract in the Northwest 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 farmland at the southwest corner of
CR 2350E and CR 1700N.
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Time Schedule for Development:
Prepared by:

As soon as possible

Susan Burgstrom
Senior Planner
John Hall
Zoning Administrator

STATUS
The following is a summary of testimony from the October 18, 2018 ZBA public meeting that will be
added under Item 8.I.(4) of the Summary of Evidence dated October 18, 2018. Evidence will be
added to Case 906, 907, or both Summaries of Evidence as appropriate. An email and letter from
Bob Glasa will be added as Item 8.I.(5) and is Attachment A to this memo.
(4)

The following testimony was received at the October 18, 2018 ZBA meeting:
a.
In cross-examination of the petitioner’s team, the following questions were asked:
(a)
Bob Glasa asked the following:
i.
Mr. Glasa was confused by the address used for the proposed solar farm
because it was the same as Mr. Glasa’s address.
ii.
He asked if the NEC Code required the use of barbed wire.
iii.
He asked how the 240 feet between his property and the proposed solar
farm would be landscaped.
iv.
He confirmed with Mr. Jason Grissom that the petitioner is amenable to
talking to him in the future about his landscaping preferences.
v.
He asked what the decibel value was at the property line.
vi.
He verified with Mr. Grissom that the petitioner would have high-speed
internet at the site.
(b)

Wally Worley asked the following:
i.
Had Mr. Grissom been on the proposed site?
ii.
Mr. Worley confirmed with Mr. Jason Grissom that the petitioner is
amenable to talking to him in the future about his preferences for a
landscape screen.

(c)

David Jones asked about the types of grasses proposed for landscaping.

(d)

Becky Smith asked the following:
i.
Ms. Smith asked how tall would the plants be for the screening when
planted and how long would it take for the plants to provide actual
screening?
ii.
She asked if the solar farm be visible from the road?
iii.
She asked if the solar farm would only be mowed once every 3 months?
iv.
She asked how large the name placard would be for the solar farm?
v.
She asked about the impact of flooding on the solar farm and what
would happen if the solar panels needed to be raised due to flooding?
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b.

Testimony can be summarized as follows:
1.
A letter was received from David & Sandra Barcus. They encouraged the
Board to uphold the Solar Farm Ordinance adopted on August 23, 2018, in
full. They believe the Ordinance was written to make sure the residents of
Champaign County were provided with some protection and consideration.
They believe that if the property in question is not suitable for solar farm use
with the complete Ordinance in place, the petitioner should look for a more
suitable property to fit their needs and still be in compliance with the Solar
Farm Ordinance of Champaign County. They asked if the Village of St. Joseph
Zoning Board has any jurisdiction over this matter.
2.

Bob Glasa, who lives at 1753 CR2200E, St. Joseph, testified for Case 906-S18 as follows:
a.
Mr. Glasa would like to be able to provide comments on the proposed
landscape screening when it is finally proposed.

3.

Tami Fruhling-Voges, Mayor of the Village of St. Joseph, who lives at 407
North Third Street in St. Joseph, testified as follows regarding both Cases 906S-18 and 907-S-18:
a.
She would appreciate more and better communications with solar farm
petitioners within one and one-half miles of the Village.
b.
She said that she would like to see a buffer on all sides of a solar farm
within one and one-half miles of the Village.
c.
She said that the Village considers the flood zone to be more suitable
for a conservation area because any kind of obstruction to flooding will
be a problem.
d.
She would appreciate if the Village had more of a voice in what kind of
development is approved by the County within one and one-half miles
of the Village.

4.

Paul Swinford, who lives at 1750 CR2200E, St. Joseph, testified as follows:
a.
Mr. Swinford has worked in engineering for years and he does not
understand why you would put a solar farm in a corn field. He believes
a brown field is a better site for a solar farm and he recommend the
abandoned rail line between St. Joseph and Urbana.

5.

David Jones, who lives at 1752 CR2200E, St. Joseph, testified for Case 906-S18 as follows:
a.
Mr. Jones was concerned about the height of floodwaters at the
proposed location and how that might impact the solar farm.
b.

6.

Upon cross examination Mr. Jones stated that he had seen CR2200E
nearly underwater at times.

Wally Worley, who lives at 2160 CR1700N, St. Joseph, testified for Case 906S-18 as follows:
a.
Mr. Worley said that he has put a lot of time and money into his
property and he spends a great deal of time in his yard and he did not
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b.
c.
d.
e.

(5)

want to see the proposed solar farm and he requested that a screen be
required on the west side of the proposed solar farm.
He asked how much of the project was flat (impervious) surface?
He asked how much of the proposed solar farm is funded from taxes?
He asked if any wildlife studies had been done to identify harm to
wildlife?
He asked if the proposed solar farm would produce the “lake effect”
phenomenon that is harmful to birds?

Bob Glasa submitted an email with attached letter received October 19, 2018, which was also
sent to Jason Grissom, Development Project Manager with Forefront Power. His comments
regarding Case 906-S-18 included concerns about barbed wire fencing and visual screening.

SPECIAL CONDITIONS FOR CASE 906-S-18:
REVISED CONDITION A AND NEW CONDITION F
A.

The Site Plan received October 11, 2018, is the approved site plan for Case 906-S-18,
except that vegetative screening shall be added to the west and south sides of the solar
farm in addition to the screening shown on the October 11, 2018 Site Plan.
The above special condition is required to ensure that:
The constructed PV SOLAR FARM is consistent with the special use permit
approval and considers the needs of adjacent residents.

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 required 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.
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E.

A signed Decommissioning and Site Reclamation Plan that has been approved by the
Environment and Land Use Committee 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 special condition stated above is required to ensure the following:
The Special Use Permit complies with Ordinance requirements and as authorized
by waiver.

F.

Vegetative screening on all sides of the solar farm, that has been approved by the
Environment and Land Use Committee, 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.
The special condition stated above is required to ensure the following:
The Special Use Permit complies with Ordinance requirements and considers the
needs of adjacent residents.

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.

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.

3.

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.

4.

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

5.

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

6.

Any updates to the approved Site Plan from Case 906-S-18 per the Site Plan
requirements provided in Section 6.1.5 U.1.c.

7.

A copy of a certification from the Illinois State Historic Preservation Office
indicating that the Phase 1 archaeological reconnaissance survey required in the
letter from ISHPO to David Dickson dated May 30, 2018, for the development
area is complete and requires no further action by the applicant.
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8.

A Floodplain Development Permit Application and any required information for
it in addition to the Zoning Use Permit Application.

The special conditions stated above are required to ensure the following:
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 special conditions stated above are required to ensure the following:
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.
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7.

Submit to the Zoning Administrator copies of all complaints to the telephone
hotline on a monthly basis and take all necessary actions to resolve all legitimate
complaints as required by 6.1.5 S.

The special conditions stated above are required to ensure the following:
Future requirements are clearly identified for all successors of title, lessees, any
operator and/or owner of the PV SOLAR FARM.
SPECIAL CONDITIONS FOR CASE 907-S-18: REVISED CONDITION A
A.

The Site Plan received October 11, 2018, is the approved site plan for Case 907-S-18,
except that vegetative screening shall be added to the west side of the solar farm in
addition to the screening shown on the October 11, 2018 Site Plan.
The above special condition is required to ensure that:
The constructed PV SOLAR FARM is consistent with the special use permit
approval and considers potential future development adjacent to the solar farm.

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 preconstruction 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.
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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 25year limited power warranty.
2.

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.

3.

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.

4.

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

5.

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.

6.

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

7.

Any updates to the approved Site Plan from Case 907-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,
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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.

3.

As-built documentation of all permanent soil erosion and sedimentation
improvements for all PV SOLAR FARM including any access road prepared
by an Illinois Licensed Professional Engineer.
An executed interconnection agreement with the appropriate electric utility as
required by Section 6.1.5 B.(3)b.

The above special condition is required to ensure that:
The PV SOLAR 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.
ATTACHMENTS
A

Email with attached letter from Bob Glasa received October 19, 2018, which was also sent to
Jason Grissom, Development Project Manager with Forefront Power
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