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Brookens Administrative Center
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Amend the Champaign County Zoning Ordinance by amending the
requirements for PV solar farms by deleting Section 6.1.5 B.(2)b. that
requires a 0.5 mile separation between a proposed PV solar farm and the
CR Conservation Recreation Zoning District, and amend the requirements
in Section 6.1.5 Q.(4)e. to add requirements for financial assurance
provided by financial institutions headquartered in Champaign County.

Location: Unincorporated Champaign County
Time Schedule for Development: As soon as possible
Prepared by:

Susan Burgstrom, Senior Planner
John Hall, Zoning Administrator

BACKGROUND
At its May 9, 2019 meeting, ELUC reviewed a memorandum dated May 1, 2019 regarding proposed
changes to the solar farm text amendment approved on August 23, 2018 – see Attachment 2. One of
the proposed changes from that memorandum was to remove the one-half mile separation requirement
between PV solar farms and the CR Conservation Recreation District – see Attachment 2.A. The
memo also included changes involving the minimum required credit rating for financial institutions
headquartered in Champaign County providing solar farm financial assurance – see Attachment 2.B.
ELUC approved opening a ZBA public hearing for these amendments at its June 6, 2019 meeting.
REASONS FOR PROPOSED AMENDMENTS
Regarding the separation from the CR Conservation-Recreation District
A one-half mile separation between a PV solar farm and the CR District is similar to but less than the
one-mile separation to the CR District that is required for a wind farm. Based on the reviews of recently
authorized PV solar farms, the Zoning Administrator has determined a minimum separation between a
PV solar farm and the CR Conservation Recreation Zoning District is not necessary, and recommends
removal of this requirement from the Zoning Ordinance.
Regarding the minimum required credit rating for solar farm financial assurance
The Zoning Ordinance currently requires that a financial institution providing financial assurance for
solar farm decommissioning must have a minimum corporate debt rating of "A" by S&P or "A2" by
Moody's. Staff has been contacted about establishing alternative minimum credit ratings for banks
headquartered in Champaign County.
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The proposed alternative minimum credit rating for banks headquartered in Champaign County is
approximately the same as the minimum corporate debt ratings from S&P or Moody's, so there should
be little or no added risk to Champaign County arising from this proposed change.
It appears at this time that there is only one bank headquartered in Champaign County that will be able
to meet these minimum credit ratings. Attachment C includes online articles regarding the Kroll Bond
Rating Agency.
ATTACHMENTS
A

Legal advertisement

B

ELUC Memorandum dated May 1, 2019, with attachments:
• Proposed Changes to Zoning Ordinance Other Than in Response to Municipal Concerns
dated February 27, 2019
• Alternative Minimum Credit Rating for Financial Institutions Headquartered in
Champaign County, Illinois dated May 1, 2019

C

Several online articles regarding the Kroll Bond Rating Agency

D

Land Resource Management Plan (LRMP) Goals & Objectives (see Case 945-AT-19 packet)

E

Preliminary Finding of Fact, Summary Finding of Fact, and Final Determination for Case
947-AT-19 dated September 26, 2019, with attachment:
• Annotated version of proposed amendments
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LEGAL PUBLICATION: WEDNESDAY, SEPTEMBER 11, 2019
CASES: 945-AT-19, 946-AT-19, 947-AT-19 & 948-AT-19
NOTICE OF PUBLIC HEARING IN REGARD TO PROPOSED AMENDMENTS TO THE
CHAMPAIGN COUNTY ZONING ORDINANCE.
CASES: 945-AT-19, 946-AT-19, 947-AT-19 & 948-AT-19
The Champaign County Zoning Administrator, 1776 East Washington Street, Urbana, has filed a petition
to change the text of the Champaign County Zoning Ordinance. The petition is on file in the office of the
Champaign County Department of Planning and Zoning, 1776 East Washington Street, Urbana, IL.
A public hearing will be held Thursday, September 26, 2019, at 6:30 p.m. prevailing time in the John
Dimit Meeting Room, Brookens Administrative Center, 1776 East Washington Street, Urbana, IL, at
which time and place the Champaign County Zoning Board of Appeals will consider a petition to amend
the Champaign County Zoning Ordinance as follows:
Case 945-AT-19
Amend the requirements for a photovoltaic (PV) solar farm in Section 6.1.5 B.(2) of the Champaign
County Zoning Ordinance by adding the following requirements for any proposed PV solar farm that
is located within 1.5 miles of a municipality:
A. Increase the minimum required time for municipal review by adding the following:
1. Require the Zoning Administrator to send notice to any municipality located within 1.5
miles of a proposed PV solar farm prior to the start of a public hearing, in addition to any
notice otherwise required.
2. Require the public hearing at the Zoning Board of Appeals (ZBA) for the PV solar farm to
occur at a minimum of two ZBA meetings that are not less than 28 days apart unless the
28-day period is waived in writing by any relevant municipality.
3. Require the Zoning Administrator to notify said municipality of the ZBA recommendation
after the close of the public hearing.
4. If the Environment and Land Use Committee (ELUC) makes a preliminary determination
to accept the ZBA recommendation, the PV solar farm shall remain at ELUC for a
maximum 30-day municipal comment period until the next ELUC meeting, unless the
municipal comment period is waived in writing by any relevant municipality.
B. Require municipal subdivision approval for any PV solar farm land lease exceeding five years
when required by any relevant municipal authority that has an adopted comprehensive plan.
C. Amend Section 8.2.3 to allow any PV solar farm authorized prior to the effective date of this
amendment and that is in the process of being repaired to not lose its zoning right to operate.
D. Add new Section 8.2.4 to allow any PV solar farm authorized prior to the effective date of this
amendment to be constructed pursuant to the standard requirement of a Zoning Use Permit,
provided that the Special Use Permit for the solar farm has not expired.
Case 946-AT-19
Amend the requirements for a photovoltaic (PV) solar farm in Section 6.1.5 B.(2) of the Champaign
County Zoning Ordinance by adding the following requirements for any proposed PV solar farm that
is located within 1.5 miles of a municipality:
A. Increase the minimum required separation between a PV solar farm and a municipal boundary
from 0.5 mile to 1.5 miles.
B. Increase the minimum required time for municipal review by adding the following:
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1. Require the Zoning Administrator to send notice to any municipality located within 1.5
miles of a proposed PV solar farm prior to the start of a public hearing, in addition to any
notice otherwise required.
2. Require the public hearing at the Zoning Board of Appeals (ZBA) for the PV solar farm to
occur at a minimum of two ZBA meetings that are not less than 28 days apart unless the
28-day period is waived in writing by any relevant municipality.
3. Require the Zoning Administrator to notify said municipality of the ZBA recommendation
after the close of the public hearing.
4. If the Environment and Land Use Committee (ELUC) makes a preliminary determination
to accept the ZBA recommendation, the PV solar farm shall remain at ELUC for a
maximum 30-day municipal comment period until the next ELUC meeting, unless the
municipal comment period is waived in writing by any relevant municipality.
C. Require municipal subdivision approval for any PV solar farm land lease exceeding five years
when required by any relevant municipal authority that has an adopted comprehensive plan.
D. Amend Section 8.2.3 to allow any PV solar farm authorized prior to the effective date of this
amendment and that is in the process of being repaired to not lose its zoning right to operate.
E. Add new Section 8.2.4 to allow any PV solar farm authorized prior to the effective date of this
amendment to be constructed pursuant to the standard requirement of a Zoning Use Permit,
provided that the Special Use Permit for the solar farm has not expired.
Case 947-AT-19
Amend the Champaign County Zoning Ordinance by amending the requirements for PV solar farms
by deleting Section 6.1.5 B.(2)b. that requires a 0.5 mile separation between a proposed PV solar farm
and the CR Conservation Recreation Zoning District, and amend the requirements in Section 6.1.5
Q.(4)e. to add requirements for financial assurance provided by financial institutions headquartered in
Champaign County.
Case 948-AT-19
Amend the Champaign County Zoning Ordinance by amending Section 8.3.2 to authorize a variance
to rebuild a nonconforming structure before the structure is damaged.
All persons interested are invited to attend said hearing and be heard. The hearing may be continued and
reconvened at a later time.
Ryan Elwell, Chair
Champaign County Zoning Board of Appeals
TO BE PUBLISHED: WEDNESDAY, SEPTEMBER 11, 2019 ONLY
Send bill and one copy to:

Champaign County Planning and Zoning Dept.
Brookens Administrative Center
1776 E. Washington Street
Urbana, IL 61802
Phone: 384-3708

TO:
FROM:

DATE:
RE:

Brookens Admlnlstratlvr
Center
1776E. WllShingtonStreet
Urbanu, Illinois 61802

<211i 384-3708
zoningdept@co.champaign.il.us
WWW .co.champnlgn.il.us/zoning

Environment and Land Use Committee
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John Hall, Champaign County Zoning Administrator
Susan Burgstrom, Champaign County Senior Planner
May 1, 2019

Update on Direction Regarding Proposed Zoning Ordinance Text
Amendment for PV Solar Farm Requirements Other than in Response
to Municipal Concerns (continued from the 3n/19 ELUC meeting)

BACKGROUND

At the 3n/19 meeting the Committee reviewed a memorandum dated 2/27/19 that
included two proposed changes to the Zoning Ordinance. Those changes are included as
Attachment A.
The 2127119 memorandum also referred to another proposed change involving the
minimum required credit rating for financial institutions headquartered in Champaign
County providing solar farm financial assurance. No draft language was included for
this proposed change in that 2/27/19 memo.
ALTERNATIVE l\flNIMUM CREDIT RATING FOR FINANCIAL INSTITUTIONS
HEADQUARTERED IN CHAMPAIGN COUNTY

The Zoning Ordinance currently requires that a financial institution providing financial
assurance for solar farm decommissioning must have a minimum corporate debt rating
of "A" by S&P or "A2" by Moody's. Staff has been contacted about establishing
alternative minimum credit ratings for banks headquartered in Champaign County.
An alternative minimum credit rating for banks headquartered in Champaign County
that provide financial assurance for solar farm decommissioning is proposed in
Attachment B.

The proposed alternative minimum credit rating for banks headquartered in Champaign
County is approximately the same as the minimum corporate debt ratings from S&P or
Moody's so there should be little or no added risk to Champaign County arising from
this proposed change.
It is assumed there is only one bank headquartered in Champaign County that will be
able to meet these minimum credit ratings.
The proposed changes in this memorandum have been referred to the State's Attorney's
Office for legal review.
ATTACHMENTS
A
2127/19 Proposed Changes to Champaign County Zoning Ordinance other than in
Response to Municipal Concerns

B

Alternative Minimum Required Credit Rating for Financial Institutions
Headquartered in Champaign County

1
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ATTACHMENT A. Proposed Changes to Zoning Ordinance Other Than in Response to Municipal
Concerns
FEBRUARY 27, 2019
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1. Delete existing Section 6.1.SB.(2)b.:
b.

Less than one half mile from the CR Conservation Recreation Zoniag
District.

{Note: This part of the amendment is not related to the 11/5/18 letter from nonhome rule municipalities. Based on the reviews of recently authorized PV
SOLAR FARMS, a minimum separation from the CR Conservation
Recreation Zoning District is not necessary and should be eliminated from
the Ordinance.}

2. Amend Section 8.3.2 to read as follows (proposed new text is underlined):
8.3.2

Should such STRUCTURE be destroyed by any means to an extent of more than
50% of its replacement cost at the time of destruction, it shall not be reconstructed
unless a VARIANCE is granted by the BOARD in accordance with Section 9.1.9.
The BOARD may authorize such a VARIANCE prior to such STRUCTURE
incurring any damage or destruction.

{Note: This part of the amendment was not requested in the 11/5/18 letter from non-home rule
municipalities and is not related to any recently authorized PV SOLAR FARM. This part
of the amendment makes it clear that an owner can apply for a variance to replace a
nonconforming structure prior to the structure actually being destroyed.}

A-1
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MAY 1, 2019

Revise Section 6.1.S Q.(4)e. as follows:
e.

The long term corporate debt (credit) rating of the letter of credit issuing
financial institution by both Standard & Poor' s Financial Services LLC
(S&P) and Moody's Investors Service (Moody's) shall be equal to or
greater than the minimum acceptable long term corporate debt (credit)
rating, as follows:
(a)
The Zoning Administrator shall verify the long term corporate
debt (credit) rating of the proposed financial institution by beth
Standard & Poor's Financial Services LLC (S&P) and I or
Moody's Investors Service (Moody's).
(b)

The 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.

(c)

Notwithstanding the requirements of Section 6.l.5Q.(4)e.(a)-(b), if
the financial institution issuing the letter of credit is headquartered
in a municipality within Champaign County, Illinois, an alternative
minimum acceptable credit rating shall be a rating of "A-" by the
Kroll Bond Rating Agency and shall be verified by the Zoning
Administrator.

(e Q)

Whenever the most current long term corporate debt (credit) rating
of the proposed financial institution by either S&P or Moody's or.
in the case of a financial institution headquartered in a municipality
in Champaign County, Illinois, the Kroll Bond Rating Agency is
lower than the minimum acceptable long term corporate debt
(credit) rating, the letter of credit shall be replaced with a new
irrevocable letter of credit from an issuing financial institution
whose most current long term corporate debt (credit) rating by
either S&P or Moody's meets or exceeds the minimum acceptable
long term corporate debt (credit) rating.

B-1
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Global long-Term Rating Scale
Aaa

Obligations rated Aaa are judged to be of the higLest quality. subject to the lowest level of cred1~ risk

Aa

Obligations rated Aa are judged to be of high quality and are subject to very 1011 credit m~.

A

Obligations rated A are judged to be upper·med1um grade and are subject to low credit risk..

Baa

Obligations rated Baa are judged to be medium-grade and subject to moderate credit risk and as such may possess certain
speculative characteristics

Ba

Obligations rated Ba are judged to be speculative and are subject to substantial credit risl.

B

Obligations rated Bare considered speculative and are subject to high credit mk.

Caa

Obligations rated Caa a e judged to be speculative of poor standing and are ;ubJect to very high credit rbk.

Ca

Obligations rated Ca are highly speculative and are hkely rn. or very near, default, with some prospect of recovery of principal
and interest.

C

Obligations rated Care the lowest rated and are typically in default. with httle prospect for recovery of principal or interest.

t·lote: Mood;t's i!;pend, nufferical modif1!!r; 1. 2. and 3 lo each generic rating class1htatian fr m A~ th1ougl1 C3,1 The mod1!1er 1 in1 cat11; tbat t'le obligation
rank. in the tugh~ end of 1b ge11tr1oating cat1:go1y, the rnod;fier ~indicate~ an id·ran,ge ra11•1 •1g: a11d th!! rnod1fier .i i·•d1Latesa ranking m the lower er·d of that
e~nrric ratir:.~ aregory Ad1it·onall;. a "{h1b)" indicator i; .ippended to a!I ratings of hybrid secur ties issued b:t tianks, insurers f •Jnce co111;>ames and securities
f rr1s •

rl Jte. h;r mm~ mformatu.m <HI tong•te1m r~tll•g> a>s1g11~.:; tu ot>hg~t10n> in dehu!t. please Sl't: the definitior. '' lu11,~·lerm U!!dit Rat'11gs f,
s~rurities"

t U~laultl:!d

or hnpa1r!!tl

111 the Other Def1~1t1ons se~lion of this pu!J\!fJt;on

• B., 1/leir terms, hybrid securities allow for the omhsion ofschei/11/ed di1·idends. mterest or princ:palpilyments which tanpotenw1!ly rewlt ir't llpilirmer.r f such an
om:won occurs Hybrid sewnties may afs<; be subject t'1 tontracruarty allowab/P. write down; ofpw1c1pal thac c:ou/d re11J/t in imp.wment Together wit/1 the h.vbfld
nd1rn:o~ the /ong·term ob!1gMi<.in r.1ting assigned to a hfbrid .;ecurity is an e•prernon ofthe relat•~e crecflt t i <& ;mod.>tedw1th th.Jt lecurity

Global Short~Term Rating Scale
P·1

Issuers (or supporting inst1tut1ons} rated P' 1rr1e·l have a superior ability to repay short·term debt obligations

P·2

Issuers (or supporting inst1tut1ons) rated Pnme ·2 have a strong ability to repay short-term debt obhgauons

P-3

Issuers (or supportmg institutions) rated Prime·3 have an acceptable ability to repay short·term obligations.

NP

Issuers (or supporting institutions) rated Not Prime do not fall within any of the Pnme rating categories.

06 MOODY 'S INVESTORS SERVICE

RATING S~M80l5 AND DEFINITIONS
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PRELIMINARY DRAFT
947-AT-19
FINDING OF FACT
AND FINAL DETERMINATION
of
Champaign County Zoning Board of Appeals
Final Determination: {RECOMMEND ENACTMENT/RECOMMEND DENIAL}
Date: {September 26, 2019}
Petitioner: Zoning Administrator
Request: Amend the Champaign County Zoning Ordinance by amending the
requirements for PV solar farms by deleting Section 6.1.5 B.(2)b. that
requires a 0.5 mile separation between a proposed PV solar farm and the CR
Conservation Recreation Zoning District, and amend the requirements in
Section 6.1.5 Q.(4)e. to add requirements for financial assurance provided by
financial institutions headquartered in Champaign County.

CONTENTS
Finding of Fact .................................................................................................................................................... 2 - 8
Summary Finding of Fact ....................................................................................................................................... 9
Documents of Record............................................................................................................................................. 10
Final Determination............................................................................................................................................... 11
Proposed Amendment ................................................................................................................................... 12 – 13
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FINDING OF FACT
From the documents of record and the testimony and exhibits received at the public hearing conducted on
September 26, 2019, the Zoning Board of Appeals of Champaign County finds that:
1.

The petitioner is the Zoning Administrator.

2.

The proposed amendment is intended to update the requirements for Photovoltaic (PV) SOLAR
FARMS 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.

C.

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

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.
Goal 1 has 4 objectives and 4 policies. Goal 1 is NOT RELEVANT to the proposed amendment in
general.
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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. Goal 2 is NOT RELEVANT to the proposed
amendment in general.

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. Objectives 3.2 and 3.3 do not appear to be relevant to the
proposed amendment.
The proposed amendment will HELP ACHIEVE Goal 3 for the following reasons:
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 because of the following:
(1)
The proposed amendment will provide an opportunity for locally based businesses
to participate in the financial security of a PV solar farm development, which will
help Champaign County maintain a business climate comparable to other counties.

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. Goal 4 is NOT RELEVANT to the proposed amendment in
general.

10.

LRMP Goal 5 is entitled “Urban Land Use” and states as follows:
Champaign County will encourage urban development that is compact and contiguous
to existing cities, villages, and existing unincorporated settlements.
Goal 5 has 3 objectives and 15 policies. Goal 5 is NOT RELEVANT to the proposed amendment in
general.

11.

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. Goal 6 is NOT RELEVANT to the proposed amendment in
general.
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12.

LRMP Goal 7 is entitled “Transportation” and states as follows:
Champaign County will coordinate land use decisions in the unincorporated area with
the existing and planned transportation infrastructure and services.
Goal 7 has 2 objectives and 7 policies. Goal 7 is NOT RELEVANT to the proposed amendment in
general.

13.

LRMP Goal 8 is entitled “Natural Resources” and states as follows:
Champaign County will strive to conserve and enhance the County’s landscape and
natural resources and ensure their sustainable use.
Goal 8 has 9 objectives and 36 policies. Objectives 8.1, 8.2, 8.3, 8.4, 8.5, 8.7, 8.8, and 8.9 do not
appear to be relevant to the proposed amendment.
The proposed amendment will HELP ACHIEVE Goal 8 for the following reasons:
A.
Objective 8.6 states, “Champaign County will encourage resource management which
avoids loss or degradation of areas representative of the pre-settlement environment and
other areas that provide habitat for native and game species.
Objective 8.6 has six subsidiary policies. Policies 8.6.1, 8.6.2b., 8.6.5, and 8.6.6 do not
appear to be relevant to the proposed amendment. The proposed amendment will HELP
ACHIEVE Objective 8.6 because of the following:
(1)
Policy 8.6.2a. states, “a. For new development, the County will require land use
patterns, site design standards and land management practices to minimize the
disturbance of existing areas that provide habitat for native and game species,
or to mitigate the impacts of unavoidable disturbance to such areas.”
The proposed amendment will HELP ACHIEVE Policy 8.6.2a. for the following
reason:
a.
Regarding the proposed amendment to remove the 0.5-mile separation
required between a PV solar farm and the CR Conservation Recreation
Zoning District, the Zoning Ordinance regarding PV solar farms already has
protections in place for the stream corridors and other natural areas typically
found in the CR District without requiring a separation from a PV solar farm.

(2)

b.

Section 6.1.5 F.(9) requires a vegetative land cover for any PV solar farm on
best prime farmland. This land cover will provide some additional habitat as
compared to row crop agriculture, which will actually benefit any CR District
that is nearby.

c.

Sec. 6.1.5 M.(2) requires vegetative screening within 1,000 feet of dwellings,
which will also benefit any nearby CR District.

Policy 8.6.3 states, “For discretionary development, the County will use the
Illinois Natural Areas Inventory and other scientific sources of information to
identify priority areas for protection or which offer the potential for
restoration, preservation, or enhancement.”
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The proposed amendment will HELP ACHIEVE Policy 8.6.3 for the following
reason:
a.
Regarding the proposed amendment to remove the 0.5-mile separation
required between a PV solar farm and the CR Conservation Recreation
Zoning District, the Zoning Ordinance regarding PV solar farms already
requires petitioners to complete an EcoCAT environmental assessment to
identify stream corridors and other natural areas typically found in the CR
District without requiring a separation from a PV solar farm.
(3)

Policy 8.6.4 states, “The County will require implementation of IDNR
recommendations for discretionary development sites that contain endangered
or threatened species, and will seek to ensure that recommended management
practices are maintained on such sites.”
The proposed amendment will HELP ACHIEVE Policy 8.6.4 for the following
reason:
a.
Regarding the proposed amendment to remove the 0.5-mile separation
required between a PV solar farm and the CR Conservation Recreation
Zoning District, the Zoning Ordinance regarding PV solar farms already
requires petitioners to implement IDNR recommendations to protect habitats
and endangered or threatened species typically found in the CR District
without requiring a separation from a PV solar farm.

14.

LRMP Goal 9 is entitled “Energy Conservation” and states as follows:
Champaign County will encourage energy conservation, efficiency, and the use of
renewable energy sources.
Goal 9 has 5 objectives and 5 policies. Goal 9 is NOT RELEVANT to the proposed amendment in
general.

15.

LRMP Goal 10 is entitled “Cultural Amenities” and states as follows:
Champaign County will promote the development and preservation of cultural
amenities that contribute to a high quality of life for its citizens.
Goal 10 has 1 objective and 1 policy. Goal 10 is NOT RELEVANT to the proposed amendment in
general.

REGARDING THE PURPOSE OF THE ZONING ORDINANCE

16.

The proposed amendment will HELP ACHIEVE the purpose of the Zoning Ordinance as
established in Section 2 of the Ordinance for the following reasons:
A.
Paragraph 2.0 (a) of the Ordinance states that one purpose of the zoning regulations and
standards that have been adopted and established is to secure adequate light, pure air, and
safety from fire and other dangers.
The proposed amendment is not directly related to this purpose.

Case 947-AT-19, ZBA 09/26/19, Attachment E Page 6 of 13

PRELIMINARY DRAFT

Case 947-AT-19

Page 6 of 13
B.

Paragraph 2.0 (b) of the Ordinance states that one purpose of the zoning regulations and
standards that have been adopted and established is to conserve the value of land,
BUILDINGS, and STRUCTURES throughout the COUNTY.
The proposed amendment is not directly related to this purpose.

C.

Paragraph 2.0 (c) of the Ordinance states that one purpose of the zoning regulations and
standards that have been adopted and established is to lessen and avoid congestion in the
public STREETS.
The proposed amendment is not directly related to this purpose.

D.

Paragraph 2.0 (d) of the Ordinance states that one purpose of the zoning regulations and
standards that have been adopted and established is to lessen and avoid hazards to persons
and damage to property resulting from the accumulation of runoff of storm or flood waters.
The proposed amendment is not directly related to this purpose.

E.

Paragraph 2.0 (e) of the Ordinance states that one purpose of the zoning regulations and
standards that have been adopted and established is to promote the public health, safety,
comfort, morals, and general welfare.
The proposed amendment is not directly related to this purpose.

F.

Paragraph 2.0 (f) of the Ordinance states that one purpose of the zoning regulations and
standards that have been adopted and established is to regulate and limit the height and bulk
of BUILDINGS and STRUCTURES hereafter to be erected.
The proposed amendment is not directly related to this purpose.

G.

Paragraph 2.0 (g) of the Ordinance states that one purpose of the zoning regulations and
standards that have been adopted and established is to establish, regulate, and limit the
building or setback lines on or along any street, trafficway, drive or parkway.
The proposed amendment is not directly related to this purpose.

H.

Paragraph 2.0 (h) of the Ordinance states that one purpose of the zoning regulations and
standards that have been adopted and established is to regulate and limit the intensity of the
use of LOT areas, and regulating and determining the area of open spaces within and
surrounding BUILDINGS and STRUCTURES.
The proposed amendment is not directly related to this purpose.

I.

Paragraph 2.0 (i) of the Ordinance states that one purpose of the zoning regulations and
standards that have been adopted and established is to classify, regulate, and restrict the
location of trades and industries and the location of BUILDINGS, STRUCTURES, and land
designed for specified industrial, residential, and other land USES.
The proposed amendment is consistent with this purpose.
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J.

Paragraph 2.0 (j) of the Ordinance states that one purpose of the zoning regulations and
standards that have been adopted and established is to divide the entire County into
DISTRICTS of such number, shape, area, and such different classes according to the USE
of land, BUILDINGS, and STRUCTURES, intensity of the USE of LOT area, area of open
spaces, and other classification as may be deemed best suited to carry out the purpose of the
ordinance.
The proposed amendment is consistent with this purpose.

K.

Paragraph 2.0 (k) of the Ordinance states that one purpose of the zoning regulations and
standards that have been adopted and established is to fix regulations and standards to which
BUILDINGS, STRUCTURES, or USES therein shall conform.
The proposed amendment is not directly related to this purpose.

L.

Paragraph 2.0 (l) of the Ordinance states that one purpose of the zoning regulations and
standards that have been adopted and established is to prohibit USES, BUILDINGS, or
STRUCTURES incompatible with the character of such DISTRICTS.
The proposed amendment is consistent with this purpose.

M.

Paragraph 2.0 (m) of the Ordinance states that one purpose of the zoning regulations and
standards that have been adopted and established is to prevent additions to and alteration or
remodeling of existing BUILDINGS, STRUCTURES, or USES in such a way as to avoid
the restrictions and limitations lawfully imposed under this ordinance.
The proposed amendment is not directly related to this purpose.

N.

Paragraph 2.0 (n) of the Ordinance states that one purpose of the zoning regulations and
standards that have been adopted and established is to protect the most productive
agricultural lands from haphazard and unplanned intrusions of urban USES.
The proposed amendment is not directly related to this purpose.

O.

Paragraph 2.0 (o) of the Ordinance states that one purpose of the zoning regulations and
standards that have been adopted and established is to protect natural features such as
forested areas and watercourses.
The proposed amendment is consistent with this purpose because the Zoning Ordinance
regarding PV solar farms already has protections in place for the stream corridors and other
natural areas typically found in the CR District without requiring a separation from a PV
solar farm.

P.

Paragraph 2.0 (p) of the Ordinance states that one purpose of the zoning regulations and
standards that have been adopted and established is to encourage the compact development
of urban areas to minimize the cost of development of public utilities and public
transportation facilities.
The proposed amendment is not directly related to this purpose.
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Q.

Paragraph 2.0 (q) of the Ordinance states that one purpose of the zoning regulations and
standards that have been adopted and established is to encourage the preservation of
agricultural belts surrounding urban areas, to retain the agricultural nature of the County,
and the individual character of existing communities.
The proposed amendment is not directly related to this purpose.

R.

Paragraph 2.0 (r) of the Ordinance states that one purpose of the zoning regulations and
standards that have been adopted and established is to provide for the safe and efficient
development of renewable energy sources in those parts of the COUNTY that are most
suited to their development.
The proposed amendment is consistent with this purpose. Eliminating the unnecessary
separation to the CR District will improve the efficiency of the approval process for PV
solar farms.

17.

The proposed text amendment WILL improve the text of the Zoning Ordinance because:
A.
The proposed amendment regarding credit ratings will provide opportunities for locally
headquartered financial institutions that have not been rated by S&P or Moody’s to be
eligible for providing letters of credit for approved PV solar farms.
B.

The proposed amendment that removes the one-half mile separation between a PV solar
farm and the CR District would remove unnecessary language from the Zoning Ordinance.
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SUMMARY FINDING OF FACT
From the documents of record and the testimony and exhibits received at the public hearing conducted on
September 26, 2019, 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
and 8.
B.

2.

The proposed Zoning Ordinance text amendment is NOT RELEVANT to LRMP Goals 1, 2,
4, 5, 6, 7, 9, and 10.

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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DOCUMENTS OF RECORD
1.

Legal advertisement

2.

Preliminary Memorandum dated September 19, 2019, with attachments:
A
Legal advertisement
B

ELUC Memorandum dated May 1, 2019, with attachments:
• Proposed Changes to Zoning Ordinance Other Than in Response to Municipal
Concerns dated February 27, 2019
• Alternative Minimum Credit Rating for Financial Institutions Headquartered in
Champaign County, Illinois dated May 1, 2019

C

Several online articles regarding the Kroll Bond Rating Agency

D

Land Resource Management Plan (LRMP) Goals & Objectives

E

Preliminary Finding of Fact, Summary Finding of Fact, and Final Determination for Case
947-AT-19 dated September 26, 2019, with attachment:
•
Annotated version of proposed amendments
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FINAL DETERMINATION FOR CASE 947-AT-19
Pursuant to the authority granted by Section 9.2 of the Champaign County Zoning Ordinance, the Zoning
Board of Appeals of Champaign County recommends that:
The Zoning Ordinance Amendment requested in Case 947-AT-19 should {BE ENACTED / NOT
BE ENACTED} by the County Board in the form attached hereto.
The foregoing is an accurate and complete record of the Findings and Determination of the Zoning Board
of Appeals of Champaign County.
SIGNED:

Ryan Elwell, Chair
Champaign County Zoning Board of Appeals
ATTEST:

Secretary to the Zoning Board of Appeals
Date
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PROPOSED AMENDMENT FOR CASE 947-AT-19
1.

Delete existing Section 6.1.5 B.(2)b.:
(2)

The PV SOLAR FARM County Board SPECIAL USE permit shall not be located in
the following areas:
a.
Less than one-and-one-half miles from an incorporated municipality that has
a zoning ordinance unless the following is provided:
(a)
No part of a PV SOLAR FARM shall be located within a contiguous
urban growth area (CUGA) as indicated in the most recent update of
the CUGA in the Champaign County Land Resource Management
Plan, and there shall be a separation of one-half mile from a proposed
PV SOLAR FARM to a municipal boundary at the time of
application for the SPECIAL USE Permit, except for any power lines
of 34.5 kVA or less and except for any proposed PV SOLAR FARM
substation and related proposed connection to an existing substation.

b.
2.

(b)

The PV SOLAR FARM SPECIAL USE permit application shall
include documentation that the applicant has provided a complete
copy of the SPECIAL USE permit application to any municipality
within one-and-one-half miles of the proposed PV SOLAR FARM.

(c)

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

Less than one-half mile from the CR Conservation Recreation Zoning District.

Revise Section 6.1.S Q.(4)e. as follows:
e.

The long term corporate debt (credit) rating of the letter of credit issuing
financial institution by both Standard & Poor’s Financial Services LLC
(S&P) and Moody’s Investors Service (Moody’s) shall be equal to or greater
than the minimum acceptable long term corporate debt (credit) rating, as
follows:
(a)
The Zoning Administrator shall verify the long term corporate debt
(credit) rating of the proposed financial institution by both Standard
& Poor’s Financial Services LLC (S&P) and/or Moody’s Investors
Service (Moody’s).
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(b)

The 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.

(c)

Notwithstanding the requirements of Section 6.l.5 Q.(4)e.(a)-(b), if
the financial institution issuing the letter of credit is headquartered in
a municipality within Champaign County, Illinois, an alternative
minimum acceptable credit rating shall be a rating of "A-" by the
Kroll Bond Rating Agency and shall be verified by the Zoning
Administrator.

(cd)

Whenever the most current long term corporate debt (credit) rating of
the proposed financial institution by either S&P or Moody’s, or in the
case of a financial institution headquartered in a municipality in
Champaign County, Illinois, the Kroll Bond Rating Agency is lower
than the minimum acceptable long term corporate debt (credit) rating,
the letter of credit shall be replaced with a new irrevocable letter of
credit from an issuing financial institution whose most current long
term corporate debt (credit) rating by either S&P or Moody’s meets
or exceeds the minimum acceptable long term corporate debt (credit)
rating.

