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Wednesday, June 25, 2025 - 7:00 p.m.

51

CALL TO ORDER

ROLL CALL: Bill Ashton, Eric Bernacki (Vice-Chairman), Tom Casey, Dave Hamman, Karin McCarthy-Lange
(Secretary), Keith Landovitz (Chairman), Ruben Rodriguez, Bob Stewart, Claire Wilson, and Seth Wormley

APPROVAL OF AGENDA

APPROVAL OF MINUTES  Approval of Minutes from May 27, 2025, Gathering (Pages 2-4)
Approval of Minutes from May 28, 2025, Meeting (Pages 5-28)
Approval of Minutes from June 4, 2025, Gathering (Pages 29-61)
Approval of Minutes from June 17, 2025 Gathering (Pages 62-65)

PETITIONS

1. Petition 25 — 04 — Daniel J. Gorman on Behalf of USA Energy Independence, LLC
(Prospective Buyer) and Stanley L. Zepelak on Behalf of the Lucaya Asset Management,
LLC (Current Owner) (Pages 66-134)

Request: Special Use Permit for a Commercial Solar Energy Facility and Variance to Section 36-282(17)(a)
of the Kendall County Code to Allow a Commercial Solar Energy Facility on Land within One
Point Five (1.5) Miles of Municipality without an Annexation Agreement

PIN: 02-09-400-007
Location: Between 9417 and 9221 Corneils Road, Bristol, in Bristol Township
Purpose: Petitioner Would Like to Install a Commercial Solar Energy Facility; Property is Zoned A-1

CITIZENS TO BE HEARD/PUBLIC COMMENT

NEW BUSINESS:
1. Update on Comprehensive Plan Update Project

OLD BUSINESS:
None

REVIEW OF PETITIONS THAT WENT TO COUNTY BOARD
1. Petition 24-30 Special Use Permit for Commercial Solar Farm in the 10000 Block of Ament Road

OTHER BUSINESS/ANNOUNCEMENTS
ADJOURNMENT Next Regular Meeting July 23, 2025

If special accommodations or arrangements are needed to attend this County meeting, please contact the
Administration Office at 630-553-4171, a minimum of 24-hours prior to the meeting time.



KENDALL COUNTY
REGIONAL PLANNING COMMISSION
COMPREHENSIVE LAND PLAN AND ORDINANCE COMMITTEE

Ellis House and Equestrian Center
13986 McKanna Road
Minooka, Illlinois 60447

Unapproved Meeting Minutes of May 27, 2025 — Vision Kendall Workshop

Call to Order: Kendall County Regional Planning Commission and Comprehensive Land Plan and
Ordinance Committee Chairman Keith Landovitz called the meeting of the Kendall County
Regional Planning Commission and Kendall County Comprehensive Land Plan and Ordinance
Committee to order at 6:34 p.m.

KCRPC Roll Call

Members Present: Bill Ashton, Eric Bernacki (Vice-Chairman), Tom Casey, Keith Landovitz
(Chairman), and Seth Wormley (Arrived at 6:36 p.m.)

Members Absent: Dave Hamman, Karin McCarthy-Lange (Secretary), Ruben Rodriguez, Bob
Stewart, and Claire Wilson

Comprehensive Land Plan and Ordinance Committee Roll Call

Members Present: Keith Landovitz, Randy Mohr, Jeff Wehrli, and Seth Wormley (Arrived at 6:36
p.m.)

Members Absent: Scott Gengler, Dave Hamman, Matt Kellogg, Alyse Olson, and Matthew
Prochaska

Attendees: Ray Heitner, Joan Soltwisch, Ron Miller, Kerri Horton, Anne Vickery, Brad
Chamberlin, Sharleen Smith, Matt Anzelc, Mike Hoffman, and Yuchen Ding

A quorum was not present for either Committee.

Mike Hoffman from Teska Associates, Inc. explained what a comprehensive plan is, the steps in
the planning process, the various committees and commissions involved in the process.

Yuchen Ding walked attendees through the website, https://visionkendall.org/. He explained
the survey and interactive map. As documents are created, they will be placed on the website.

Attendees answered several questions about development and future vision of the County.

Mr. Hoffman discussed previous planning efforts in the County. He also discussed population
trends in Kendall County as they relate to historic growth rates and growth rates throughout
the State. He discussed economic, racial, education, employment, and housing statistics. He
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also discussed wetlands, water supply, and farmland preservation issues. He asked attendees
to spread the word regarding the website and future workshops.

The gathering adjourned at 7:25 p.m.
Respectfully Submitted by,
Matthew H. Asselmeier

Director

Enc.
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KENDALL COUNTY
REGIONAL PLANNING COMMISSION

Kendall County Historic Court House
Court Room
110 W. Madison Street, Yorkville, Illinois

Unapproved - Meeting Minutes of May 28, 2025 - 7:00 p.m.
Chairman Keith Landovitz called the meeting to order at 7:01 p.m.

ROLL CALL

Members Present: Bill Ashton, Eric Bernacki (Arrived at 7:03 p.m.), Keith Landovitz, Karin McCarthy-Lange,
Ruben Rodriguez, Bob Stewart, and Seth Wormley

Members Absent: Tom Casey, Dave Hamman, and Claire Wilson

Staff Present: Matthew H. Asselmeier, Director, and Wanda A. Rolf, Office Assistant

Others Present: Dan Gorman, Doug Winsor, and Annette Wolf

APPROVAL OF AGENDA
Member Ashton made a motion, seconded by Member McCarthy-Lange, to approve the agenda. With a voice
vote of six (6) ayes, the motion carried.

APPROVAL OF MINUTES
Member Wormley made a motion, seconded by Member Stewart, to approve the minutes of the January 22,
2025, meeting. With a voice vote of six (6) ayes, the motion carried.

Member Stewart made a motion, seconded by Member Rodriguez, to approve the minutes of the February 1,
2025, Annual Meeting. With a voice vote of six (6) ayes, the motion carried.

Member Bernacki arrived at this time (7:03 p.m.).

PETITIONS
Petition 25-04 Daniel J. Gorman on Behalf of USA Energy Independence, LL C (Prospective Buyer) and

Stanley L. Zepelak on Behalf of the Lucaya Asset Management, LLC (Current Owner)
Mr. Asselmeier summarized the request.

The Petitioner is seeking a special use permit for a commercial solar energy facility and a variance to Section
36-282(17)a of the Kendall County Code to allow a commercial solar energy facility on land within one point
five (1.5) miles of municipality without an annexation agreement.

The application materials, including the boundary survey, stormwater information, including the wetland
delineation report, site plan, vegetative management plan, decommissioning information, and the Agricultural
Impact Mitigation Agreement were provided.

The property is located between 9417 and 9221 Corneils Road in Bristol Township.

The property is approximately thirty-seven (37) acres in size with approximately twenty (20) acres inside the
fence.

The existing land use is Agricultural and the property is zoned A-1.
KCRPC Meeting Minutes 5.28.25 Page 1 of 21



The County’s Future Land Use Map calls for the property to be Suburban Residential (Max 1.00 DU/Acre) and
Yorkville’s Future Land Use Map calls for the property to be Estate/Conservation Residential.

Corneils Road is a Minor Collector Road maintained by Bristol Township.
The United City of Yorkville has a trail planned along Corneils Road.

There are no floodplains on the property. There is one (1) farmed wetland on the property and two (2)
additional wet areas on the property identified in the wetland delineation report.

The adjacent land uses are Agricultural and Single-Family Residential.
The adjacent properties are zoned A-1 and R-3 in the County and R-2, R-2D, R-3, and B-3, inside Yorkville.

The County’s Land Resource Management Plan calls for the area to be Urbanized Communities, Suburban
Residential, and Commercial.

Yorkville’s Comprehensive Plan calls for the area to be Estate/Conservation Residential and Metra Station
Transit Oriented Development.

Properties within one half (1/2) of a mile are zoned A-1, A-1 SU, R-3, B-1, and B-3 in the County and R-2, R-
2D, R-3, R-4, and B-3 inside Yorkville.

The A-1 special use permit to the east is for a landscaping business. The A-1 special use permit to the west is
for a welding business.

Approximately thirty-three (33) homes, not including the homes in the original town of Bristol Station are
located within half (1/2) of a mile of the subject property. Raging Waves water park is also located within half
(1/2) of a mile of the subject property.

EcoCAT Report identified protected resources in the area, but negative impacts were unlikely. The Illinois
Department of Natural Resources recommended establishing pollinator friendly habitat as groundcover where
feasible and the site should be de-compacted before planting. The letter from the Illinois Department of Natural
Resources was provided.

The LESA Score was 179 indicating a low level of protection. The NRI Report was provided.
Petition information was sent to Bristol Township on April 23, 2025.

Prior to submittal to Kendall County, the Bristol Township Board reviewed the proposal on April 7, 2025, but
that meeting was for informational purposes only.

Petition information was sent to the United City of Yorkville on April 23, 2025.

Prior to formal application submittal, the United City of Yorkville submitted an email stating they would not
pursue annexation at this time. The email notes the proximity of several homes to the subject property; the
proposal does not meet Yorkville’s one thousand foot (1,000) setback requirement from Corneils Road; the
proximity to a wetland was noted; five (5) new utility poles were proposed. Yorkville’s email was provided.
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On March 25, 2025, Yorkville submitted an email requesting a forty-foot (40’) right-of-way dedication. On
April 2, 2025, Bristol Township submitted an email agreeing to the requested dedication. These emails were
provided.

Yorkville plans to review this proposal at their June meetings.

Petition information was sent to the Bristol-Kendall Fire Protection District on April 23, 2025. No comments
were received.

ZPAC reviewed the proposal at their meeting on May 6, 2025. It was clarified that the special use permit runs
with the land. Soil tests had not occurred at the property. A condition adding a community impact agreement
was discussed. Mr. Klaas did not agree that the project would generate no air, noise, or water pollution as
outlined in the first finding of fact for the special use permit. He believed that the production, installation, and
decommissioning of solar panels did create pollution. Mr. Guritz questioned the installation of Spruce trees as
outlined in the landscaping plan. ZPAC issued a neutral recommendation with an amendment adding the
community impact agreement to the list of conditions by a vote of seven (7) in favor and zero (0) in opposition
with three (3) members absent. The minutes of the meeting were provided. Following the ZPAC meeting, the
Petitioner offered to replace the Spruce trees with evergreens of a similar height and width.

Per § 36-282(17) of the Kendall County Code, commercial solar energy facilities businesses can be special uses
on A-1 zoned property subject to the following conditions:

a. All commercial solar energy facilities and test solar energy systems located within one point five (1.5)
miles of a municipality shall either annex to the municipality or obtain an annexation agreement with the
municipality requiring the municipality’s regulations to flow through the property. Petitioner is
requesting a variance.

b. The setbacks for commercial solar energy facilities shall be measured from the nearest edge of any
component of the facility as follows:

Occupied Community Buildings or Dwellings on Nonparticipating Properties-One hundred fifty feet
(150’) from the nearest point on the outside wall of the structure

Boundary Lines of Participating Properties-None

Boundary Lines of Nonparticipating Properties-Fifty feet (50°) to the nearest point on the property line
of the nonparticipating property

Public Road Rights-Of-Way-Fifty feet (50°) from the nearest edge

The above setbacks do not exempt or excuse compliance with electric facility clearances approved or
required by the National Electrical Code, the National Electrical Safety Code, Commerce Commission,
Federal Energy Regulatory Commission, and their designees or successors. Per the site plan, the closet
nonparticipating structure is greater than two hundred fifty feet (250°) from the solar panels. The solar
panels are greater than five hundred feet (500°) from Corneils Road.

c. A commercial solar energy facility’s perimeter shall be enclosed by fencing having a height of at least
six feet (6”) and no more than twenty-five feet (25°). This is true. Per the application materials, the
fence is proposed to be six feet (6”) in height. As noted in the site plan, the fence will be six inches (6)
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above the finished grade. The fence will be chain link topped with barbed wire.

d. No component of a solar panel as part of a commercial solar energy facility shall have a height of more
than twenty feet (20”) above ground when the solar energy facility’s arrays are at full tilt. This is true.
Per the site plan, the maximum height will be ten feet, eleven and three-eighths inches (10°-11 3/8™).

e. The above setback, fencing, and component height requirements may be waived subject to written
consent of the owner of each affected nonparticipating property. This written consent shall be submitted
at the time of application submittal. No such consent requested or needed.

f. Sound limitations for components in commercial solar energy facilities shall follow the sound
limitations established by the Illinois Pollution Control Board. A noise study was provided.

g. The County shall not require standards for construction, decommissioning, or deconstruction of a
commercial solar energy system or related financial assurances to be more restrictive than an
agricultural impact mitigation agreement set in State law. The amount of any decommissioning
payment shall be limited to the cost identified in the decommissioning or deconstruction plan, as
required by the agricultural impact mitigation agreement, minus the salvage value of the project. A copy
of the agricultural impact mitigation agreement shall be submitted with the application materials. The
decommissioning plan was provided and was outlined in the Agricultural Impact Mitigation Agreement.
The Petitioner is offering a bond of Fifty Thousand Dollars ($50,000). The Petitioner is agreeable to not
fight the County in court, if the County wished to acquire title to the subject property in the event that
the decommissioning bond is insufficient to cover all of the costs.

h. A vegetative screening shall be placed around the commercial solar energy facility. The site plan
references a row of Black Hills Spruce and a row of Buttonbush. The spruce will be six feet (67)
minimum in height within three (3) years of planting and the Buttonbush will be four feet (4”) minimum
in height within three (3) years of planting. The vegetative management plan was provided. The types
of vegetation, timing of planting, and maintenance plan are included in the vegetative management plan.
Following the ZPAC meeting, the Petitioner offered to replace the Spruce trees with evergreens of a
similar height and width.

i. Commercial solar energy facility applicants shall provide the results and recommendations from
consultations with the Illinois Department of Natural Resources obtained through the Ecological
Compliance Assessment Tool (EcoCat) or a comparable successor tool. The commercial solar energy
facility applicant shall adhere to the recommendations provided through this consultation. The EcoCat
was submitted and the recommendation was to establish pollinator friendly habitat as groundcover
where feasible and the site should be de-compacted before planting. The letter from the Illinois
Department of Natural Resources was provided.

J. Commercial solar energy facility applicants shall provide the results of the United States Fish and
Wildlife Service’s Information for Planning and Consulting environmental review or a comparable
successor toll that is consistent with the U.S. Fish and Wildlife Service’s Land-Based Wind Energy
Guidelines and any applicable United States Fish and Wildlife Service solar wildlife guidelines that have
been subject to public review. This was provided with the application material. Five (5) threatened or
endangered species were in the area.

k. A facility owner shall demonstrate avoidance of protected lands as identified by the Illinois Department
of Natural Resources and the Illinois Nature Preserve Commission or consider the recommendations of
the Illinois Department of Natural Resources for setbacks from protected lands, including areas
identified by the Illinois Nature Preserve Commission. While the site is designed around one (1) farmed
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wetland, there are other wet areas on the property that need to be examined through the stormwater
permit review process.

I. A facility owner shall provide evidence at the time of application submittal of consultation with the
Illinois State Historic Preservation Office to assess potential impacts on State-registered historic sites
under applicable State law. This information was provided. The State Historic Preservation Office is
requesting a Phase | Archeological Survey.

m. A commercial solar energy facility owner shall plant, establish, and maintain for the life of the facility
vegetative ground cover consistent with State law and the guidelines of the Illinois Department of
Natural Resources’ vegetative management plans. The vegetation management plan shall be required at
the time of application submittal. The vegetation management plan, including timelines for planting
and maintenance of the vegetation, was provided,

n. The facility owner shall enter into a road use agreement with the jurisdiction having control over the
applicable roads. The road use agreement shall follow applicable law. The facility owner shall supply
the Kendall County Planning, Building and Zoning Department with a copy of the road use agreement.
This provision shall be waived if the jurisdiction having control over the applicable roads does not wish
to enter into an agreement. To date, the road use agreement negotiations are ongoing. The application
materials and the site plan show at a fifteen foot (15°) wide gravel road inside a twenty foot (20’) road
easement on the southeast corner of the property. The entrance off of Corneils Road will be forty feet
(40”) wide.

0. The facility owner shall repair or pay for the repair of all damage to the drainage system caused by the
construction of the commercial solar energy system within a reasonable time after construction of the
commercial solar energy facility is complete. The specific time shall be set in the special use permit.
No drain tile information was provided. There is a statement in the application materials saying that no
drain tile exists on the property.

No buildings are planned for the site. Any structures proposed for the site, including the solar arrays, shall
obtain applicable permits.

The property is presently farmland. No wells, septic systems, or refuse collection points were identified.

The proposed area of disturbance is approximately point six-five acres (0.65). The County has concerns
regarding the wet areas identified in the wetland delineation report and the farmed wetland identified on the
property. The Petitioner submitted a stormwater permit application.

The temporary laydown area shown on the site plan is not proposed to be gravel.

Four (4) infiltration basins are shown on the site plan. Three (3) of these basins would be installed if required
by the stormwater pollution prevention plan. No information regarding the infiltration basin was provided.

WBK Engineering submitted a letter on May 27, 2025. They had six (6) comments including determining if the
wetlands are jurisdictional, providing a narrative describing existing and proposed conditions, providing a drain
tile study, and providing an easement over the property for vegetative management. WBK Engineering’s letter
was provided.
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The application materials and the site plan show a fifteen foot (15°) wide gravel road inside a twenty foot (20”)
road easement on the southeast corner of the property. The entrance off of Corneils Road will be forty feet
(40°) wide.

No permanent parking was proposed. There will be a staging area during construction.
No lighting was proposed.

The Petitioner proposed installing one (1) sign at the vehicular access gate stating emergency contact
information.

A glare study was provided.

No information was provided regarding impacts on property values
No odors were foreseen.

A noise study was provided.

If approved, this would be the second special use permit for a commercial solar energy facility in
unincorporated Kendall County.

The proposed Findings of Fact for the special use permit were as follows:

The establishment, maintenance, or operation of the special use will not be detrimental to or endanger the public
health, safety, morals, comfort, or general welfare. The Project will generate clean, renewable electricity while
producing no air, noise, or water pollution, or ground contamination. The front portion of the parcel closest to
Corneils Road will be retained for agricultural use and/or future residential use. The Petitioner submitted a
vegetative management plan outlining the types of vegetation that will be planted, the timing of planting, and a
maintenance plan for the vegetation.

The special use will not be substantially injurious to the use and enjoyment of other property in the immediate
vicinity for the purposes already permitted, nor substantially diminish and impair property values within the
neighborhood. The Zoning classification of property within the general area of the property in question shall be
considered in determining consistency with this standard. The proposed use makes adequate provisions for
appropriate buffers, landscaping, fencing, lighting, building materials, open space and other improvements
necessary to insure that the proposed use does not adversely impact adjacent uses and is compatible with the
surrounding area and/or the County as a whole. The proposal will not interfere with the use and enjoyment of
nearby properties. The surrounding properties are zoned A-1 and various residential classifications and will not
be prevented from continuing any existing use or from pursuing future uses. The proposal’s operations would
be quiet and minimal traffic will occur after installation is completed. The solar panels are setback from
Corneils Road and screened by vegetation from neighboring houses to avoid negative visual impacts.

Adequate utilities, access roads and points of ingress and egress, drainage, and/or other necessary facilities have
been or are being provided. The proposal will have adequate utility interconnections designed in collaboration
with ComEd. The proposal does not require water, sewer, or any other public utility facilities to operate. The
Petitioner will also build all roads and entrances at the facility and will enter into an agreement with Bristol
Township regarding road use. After initial construction traffic, landscape maintenance and maintenance to the
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project components are anticipated to occur on an as-needed basis, consistent with the vegetative management
plan. Existing traffic patterns will not be impacted in the post-construction operations phase. While no drain tile
is believed to be on the subject property, damaged drain tile will be repaired as outlined in the Agricultural
Impact Mitigation Agreement and a condition attached to this special use permit.

The special use shall in all other respects conform to the applicable regulations of the district in which it is
located, except as such regulations may in each instance be modified by the County Board pursuant to the
recommendation of the Zoning Board of Appeals. If the requested variance is granted, the proposal meets all
applicable regulations.

The special use is consistent with the purpose and objectives of the Land Resource Management Plan and other
adopted County or municipal plans and policies. The proposal is also consistent with a goal and objective found
on page 3-4 of the Land Resource Management Plan, “Support the public and private use of sustainable energy
systems (examples include wind, solar, and geo-thermal).” However, the proposal is located on property
classified as Residential on the Future Land Use Map and the Kendall County Regional Planning Commission
recommended denial of similar proposals.

The proposed findings of fact for the variance were as follows:

The particular physical surroundings, shape, or topographical condition of the specific property involved would
result in a particular hardship or practical difficulty upon the owner if the strict letter of the regulations were
carried out. The subject property is located within one point five (1.5) miles of the United City of Yorkville.
Information was provided stating that the United City of Yorkville did not wish to annex the property or enter
into a pre-annexation agreement.

The conditions upon which the requested variation is based would not be applicable, generally, to other property
within the same zoning classification. Other A-1 zoned properties within one point five (1.5) miles of a
municipality could request a similar variance, if the municipality refuses to annex or enter into a pre-annexation
agreement.

The alleged difficulty or hardship has not been created by any person presently having an interest in the
property. The difficulty was created because the United City of Yorkville did not wish to enter into a pre-
annexation agreement or annex the property.

The granting of the variation will not materially be detrimental to the public welfare or substantially injurious to
other property or improvements in the neighborhood in which the property is located. Granting the variance
would not be detrimental to the public or substantially injurious to other properties.

That the proposed variation will not impair an adequate supply of light and air to adjacent property, or
substantially increase the congestion in the public streets or increase the danger of fire, or endanger the public
safety or substantially diminish or impair property values within the neighborhood. The proposed variance
would not impair light or air on adjacent property, cause congestion, increase the danger of fire, or negatively
impact property values.

Given that the Kendall County Regional Planning Commission previously recommended denial of proposals on
properties classified as Residential on the County’s Future Land Use Map, and because of lack of clarity in
State law regarding using the LaSalle and Sinclar Factors in evaluating applications of special use permits for
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commercial solar facilities, Staff’s recommendation is neutral. Assuming that conditions can be imposed on the
special use permit, the proposed conditions and restrictions are as follows:

1.

10.

11.

12.

13.

14.

15.

The site shall be developed substantially in accordance with the submitted site plan, vegetative
management plan, decommissioning plan, road access plan (yet to be submitted), and Agricultural
Impact Mitigation Agreement. The Black Hills Spruce shall be planted in one (1) row and the
Buttonbush shall be planted in a second row.

A variance to section 36-282(17)(a) of the Kendall County Code is hereby granted allowing a
commercial solar energy facility within one point five (1.5) miles of a municipality without an
annexation or pre-annexation agreement.

The developer and/or owner of the subject property allowed by this special use permit shall enter into a
community impact agreement with Kendall County (Added at ZPAC).

In the event that the decommissioning bond is insufficient to cover the costs of decommissioning the site
as outlined in the decommissioning plan, the owners of the subject property shall not contest in court if
the County wishes to obtain title to the subject property to cover the costs of decommissioning the use
allowed by this special use permit.

Within ninety (90) days of the approval of the special use permit, the owners of the subject property
shall dedicate a strip of land forty feet (40°) in depth along the southern property line to Bristol
Township. The Kendall County Planning, Building and Zoning Committee may grant an extension to
this deadline.

None of the vehicles or equipment parked or stored on the subject property allowed by the special use
permit shall be considered agricultural vehicles or agricultural equipment.

All of the vehicles and equipment stored on the subject property allowed by the special use permit shall
be maintained in good condition with no deflated tires and shall be licensed if required by law.

Any structures, including solar arrays, constructed, installed, or used allowed by this special use permit
shall not be considered for agricultural purposes and must secure applicable building permits.

One (1) warning sign shall be placed near or on the entrance gate. This sign shall include, at minimum,
the address of the subject property and a twenty-four (24) hour emergency contact phone number.
Additional signage may be installed, if required by applicable law.

KenCom and other applicable public safety agencies shall be supplied the access code to the Knox
Box/security gate.

Damaged drain tile will be repaired on a timeframe approved by the Kendall County Planning, Building
and Zoning Department.

The operators of the use allowed by this special use permit acknowledge and agree to follow Kendall
County’s Right to Farm Clause.

The property owner and operator of the use allowed by this special use permit shall follow all applicable
Federal, State, and Local laws related to the operation of this type of use.

Failure to comply with one or more of the above conditions or restrictions could result in the amendment
or revocation of the special use permit.

If one or more of the above conditions is declared invalid by a court of competent jurisdiction, the
remaining conditions shall remain valid.
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16. This special use permit and variance shall be treated as a covenant running with the land and is binding
on the successors, heirs, and assigns as to the same special use conducted on the property.

Member McCarthy-Lange asked if Yorkville reviewed the proposal. Mr. Asselmeier responded that Yorkville
IS reviewing the proposal at their June meetings. Commissioners reviewed the email from Yorkville explaining
their reasons for declining annexation.

It was noted that Bristol Township had not issued a recommendation on the proposal; they had an informational
meeting on the proposal.

It was noted that residential uses are located south of the subject property and the area where they want to place
the solar panels.

Chairman Landovitz noted that the property and general area is very close to Yorkville. He asked if the
proximity to Yorkville was discussed during the application process. Mr. Asselmeier noted that the property
touches Yorkville on several sides and the Petitioner was advised to talk to Yorkville regarding annexation.
The Petition contacted Yorkville and submitted the email from Yorkville stating that Yorkville did not want to
pursue annexation at this time.

Chairman Landovitz asked if any discussion occurred regarding the decommissioning bond. Mr. Asselmeier
responded that the Agricultural Impact Mitigation Agreement outlines when the County can re-negotiate the
decommissioning bond amount and the Petitioner was agreeable to not fight the County in court if the County
wanted to take title to the property, if the decommissioning bond was not sufficient.

The question was asked regarding future land uses in the area. Mr. Asselmeier responded that both the County
and Yorkville plan the area to be residential with Yorkville also planning a small amount of commercial in the
area.

Member Wormley discussed the limitations placed on the County by State law. He favored getting Yorkville’s
input on the proposal. He discussed Yorkville’s setback requirement of one thousand feet (1,000’), which is
much larger than the County’s requirements. He discussed the need for a community impact agreement to
reimburse the County for lost tax revenues since the property would not be developed into houses.

Dan Gorman, Petitioner, said that he met with Bristol Township and several neighbors. He said the Township
was in favor of the proposal. They are working on a road use agreement. He noted that the parcel was selected
in order to have large setback between the solar arrays and Corneils Road. Another house could be constructed
between the solar panels and Corneils Road. He discussed the proposed screening. He discussed the electricity
that will be produced at the site and the benefits to the community. He discussed the benefits of native
plantings and the vegetative management plan. He discussed the wet areas on the property. He discussed
Yorkville’s classification of Corneils Road in relation to setbacks. Mr. Gorman explained the purchase process
of the property. Discussion occurred regarding the various setback requirements. He stated that the conditions
of the special use permit would run with the land; future buyers would subject to the conditions of the special
use permit. He explained how the bond amount was calculated.
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Member Bernacki noted the size of the bond was smaller than bonds for other solar projects.

Doug Winsor, Neighbor, favored the development of the proposal compared to development of a residential
subdivision. The neighborhood is currently low density residential and agricultural. He was in favor of a
residential or commercial development in the front setback. He expressed concerns regarding drainage and
explained how drain tile will be impacted by the proposal. A stormwater management permit would be required
for the project. He was in favor of the proposal.

Annette Wolf discussed the drainage pattern of the area. Any drain tile issues would be addressed as part of the
solar panel development. She favored looking at solar panels instead of looking at homes.

Member Stewart thanked the Petitioner for reaching out to the neighbors prior to the submittal of the
application.

Member McCarthy-Lange thanked the neighbors for having one (1) spokesperson.
Mr. Gorman explained that expanding the site was not possible.

Member Wormley favored continuing the Petition until comments could be received from Yorkville and until
the State’s Attorney’s Office could complete their review of the community impact agreement template. Mr.
Asselmeier explained the procedure for continuing the proposal. ~Mr. Gorman explained the impact related to
financing of the project if a continuance occurred. Member Bernacki also favored continuing the proposal in
order to get comments from Bristol Township and Yorkuville.

Member Bernacki made a motion, seconded by Member Stewart, to continue the Petition until the June 25,
2025, Kendall County Regional Planning Commission meeting.

The votes were as follows:

Ayes (7): Ashton, Bernacki, Landovitz, McCarthy-Lange, Rodriguez, Stewart, and Wormley
Nays (0): None

Absent (0):  None

Abstain (3): Casey, Hamman, and Wilson

The motion carried.

The proposal goes to the Kendall County Zoning Board of Appeals on June 2, 2025, for initiation of the hearing
and will be return to the Kendall County Regional Planning Commission on June 25, 2025.

Member Rodriguez commended the Petitioner on the proposal and working with the neighbors.

Chairman Landovitz thanked everyone for collaborating on this project. He is supportive of the proposal, but
there are sound reasons to continue the Petition.

Petition 25-05 Kendall Zoning Administrator
Mr. Asselmeier summarized the request.
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In an effort to reduce the number of paper copies applicants are required to submit for certain zoning actions,
Staff proposes the following amendments to the subdivision and zoning portions of the Kendall County Code:

Section 30-98(c) (Final Plat Submittal)

An application for approval of the final plat, including all engineering drawings and specifications, shall be filed
with the Planning, Building, and Zoning Department, and ten<{10} three (3) copies of the petition shall be filed
with the Plat Officer or designee. Attached to each copy shall be copies of the supporting documents and
exhibits provided for herein.

Section 30-98(d) (Final Plat Submittal)

Accompanying the copy of the application for approval of the final plat shall be feu+{4) three (3) copies of the
final engineering plans and specifications prepared, stamped, and signed by a State-registered professional
engineer. Such plans and specifications shall be prepared as specified, and shall be submitted to the Plat Officer
within one (1) year after approval of the preliminary plat; otherwise such approval shall become null and void
unless application for an extension of time is made to and granted by KCRPC. Such extensions will not require
an additional copy of the plat. Engineering plans and specifications must comply with all County ordinances in
addition to the design standards in Article IV of this chapter and the improvement standards in Article V of this
chapter. Following approval of the final engineering plans, the applicant shall supply the County with a copy of
the approved final version in electronic CAD format, NAD 1983 State Plane Illinois East projected coordinate
system, as required by the County.

Section 30-197(b)(2) (Standards and Requirements for Restoration, Planting, Maintenance, and Monitoring of
Natural Open Space)

Five{5) Three (3) printed copies and one (1) electronic copy (PDF) of all required submittals shall be provided
to the KCPBZ, who shall forward copies to the Director of the County Forest Preserve District, the County Soil
and Water Conservation District, and the County Engineer or consultant engineer. Each organization receiving a
copy of the plans shall have twenty-one (21) days to provide written comments to the KCPBZ office. The
KCPBZ office shall then compile all comments and inform the applicant if the plans are approved, or what
changes are needed to receive approval. Within twenty-one (21) days of approval of the landscape/planting
plan, the applicant shall provide the KCPBZ office a written cost estimate by a qualified contractor or
contractors, including separate estimates for trees, ornamental plantings, and natural areas.

Section 36-155(c)(1) (Final Plan Approval for Residential Planned Developments)

A copy of the petition shall be filed with the PBZ Department, and ten<10} three (3) copies of the petition shall
be filed with the Director of PBZ or designee. Attached to each copy shall be copies of the supporting
documents and exhibits provided for herein.

Section 36-184(1) (Site Plan Approval)

ZPAC. One (1) copy of the complete application, along with eight{8) three (3) copies of the site plan, shall be
submitted by the property owner or certified agent to the Zoning Administrator at least fourteen (14) days prior
to the ZPAC meeting. The purpose of the ZPAC meeting will be to evaluate the completeness of the application
and to provide the applicant with feedback/input on the proposed site plan. Prior to the ZPAC meeting, the
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Zoning Administrator shall distribute copies of the site plan to Committee members. After discussion on a
proposed site plan, the ZPAC may approve, deny, or approve with modifications, or request that the applicant
revise the plan and return to a future ZPAC meeting for further review.

Information was sent to the Townships on April 23, 2025. No comments were received.

ZPAC reviewed the proposal at their meeting on May 6, 2025. ZPAC recommended approval of the proposal
by a vote of seven (7) in favor and zero (0) in opposition with three (3) members absent. The minutes of the
meeting were provided.

Discussion occurred regarding the application materials. The application checklist will be reviewed by the
Planning, Building and Zoning Committee at a future date.

Member Wormley made a motion, seconded by Member Rodriguez, to recommend approval of the text
amendment.

The votes were as follows:

Ayes (7): Ashton, Bernacki, Landovitz, McCarthy-Lange, Rodriguez, Stewart, and Wormley
Nays (0): None

Absent (0):  None

Abstain (3):  Casey, Hamman, and Wilson

The motion carried.
The proposal goes to the Kendall County Zoning Board of Appeals on June 2, 2025.

Petition 25-06 Kendall Zoning Administrator
Mr. Asselmeier summarized the request.

In an effort to reduce the number of physical meetings required as part of the development and zoning
processes, Staff has been asked to prepare a proposal which would abolish ZPAC as a formal committee of the
County and transfer the duties of ZPAC to various Staff members.

A few items to note:

1. The present members of ZPAC and their successors in their respective positions would still receive
notification of Petitions and would be allowed to submit comments on the Petitions in the timeframes
stated in this proposed text amendment.

2. Since ZPAC would no longer be a formal committee, the Open Meetings Act would no longer apply to
the correspondence and gatherings of former ZPAC members as they relate to Planning, Building and
Zoning matters.

3. The Planning, Building and Zoning Committee probably would amend the application approval timeline
to account for ZPAC not meeting. In such a case, the application deadline for map amendments, text
amendments, special use permits, and major amendments to special use permits would be no later than
thirty (30) days prior to the Zoning Board of Appeals hearing. For site plan reviews, no specific
deadline would exist. For applications for plats of vacations, the deadline would effectively remain
unchanged at three (3) weeks prior to the Planning, Building and Zoning Committee meeting.
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The redlined proposal is as follows:
Subdivision Code
Section 30-37 Administration; organization

Eight (8} Seven (7) offices in the County are concerned with the administration of this chapter. For the
purposes of clarity these offices along with their pertinent functions are listed below:

(1) The Plat Officer. There is hereby created the Plat Officer who shall exercise the authority and have the
responsibility provided in this chapter. The Plat Officer shall administer the provisions of this chapter and, in
addition thereto, and in furtherance of said authority, shall:

a. Maintain permanent and current records of this chapter, including amendments thereto.

b. Receive and file all preliminary and final plats.

c. Forward copies of the preliminary plat to other appropriate agencies for their recommendations and report.
d. Receive and file all final plats and check their compliance with the preliminary plat.

e. Make all other determinations required of the Plat Officer by the regulations herein.

f. Discourage the subdividing of lands that are far in advance of the needs of the development of the County; or
which, by their locations, cannot be efficiently served by public utilities, fire protection, or other community
services; or which are located in areas subject to flooding, or are topographically unsuitable for development; or
which, for any other reason, are being unwisely or prematurely subdivided.

(2) Township Highway Commissioner and County Engineer. The Township Highway Commissioner and
County Engineer shall review with Plat Officer all preliminary subdivision plans and make determinations
concerning street and drainage design standards and engineering specifications as stipulated herein.

(3) Planning, Building, and Zoning Committee (PBZC). The Planning, Building, and Zoning Committee shall
review the preliminary plat and final plat and exercise the authority and have the responsibilities provided in
this chapter.

(4) Kendall County Regional Plan Commission (KCRPC). The Kendall County Regional Plan Commission
shall review the preliminary plat and exercise the authority and have the responsibilities provided in this
chapter.

(5) County Soil and Water Conservation District. The County Soil and Water Conservation District shall review
the preliminary plat and exercise the authority and have the responsibilities provided in this chapter.

(6) County Health Department. The County Health Department shall review the preliminary plat and exercise
the authority and have the responsibilities provided in this chapter.

KCRPC Meeting Minutes 5.28.25 Page 13 of 21
17



8} (7) Sanitary and/or water reclamation districts. Sanitary and/or water reclamation districts shall review the
preliminary plat and exercise the authority and have the responsibilities provided in this chapter.

Section 30-76 Preliminary Plat Procedure
The procedure for preliminary plats shall be as follows:

(1) The applicant shall prepare a preliminary plat, which shall include all of the property to be subdivided,
properties that are adjacent and considered to be contiguous to the proposed subdivision, together with
improvement plans and other supplementary material as specified.

(2) The applicant shall submit to the Plat Officer this preliminary plat accompanied with a completed
application for a preliminary plat of subdivision with the appropriate filing fees.

4} (3) Atthe-same-timethe The Plat Officer and the County Engineer will collaborate with the subdivider in
assembling plans for the design and construction of streets, drainage systems and other such improvements as
may be required by ordinance.

5) (4) A copy of the application and preliminary plat shall also be submitted, by the applicant, to the plan
Commission of the townships in which the proposed subdivision is located and submit to the nearest
municipality, if the corporate limits of the municipality are not more than one and one-half (1%2) miles from the
property lines of the proposed development.

6} (5) The application shall be reviewed by ZRPAC County Staff for compliance with the regulations of this
chapter and all other ordinances of the County during-aregularly-scheduled-meeting within thirty (30) days

of the date of the submittal of the completed application of the preliminary plat.

A (6) Following arecommendationby-ZPAC review by County Staff, the application shall be placed on the
agenda of the next regularly scheduled meeting of the Kendall County Regional Plan Commission (KCRPC).

8} (7) The application shall be reviewed by KCRPC for compliance with the regulations of this chapter and all
other ordinances of the County within thirty (30) days of therecommendation-madeby-ZRPAC receipt of
comments from County Staff, provided that all necessary revisions and/or supplemental information requested
by ZRAC County Staff has been supplied to the Plat Officer.

{9} (8) KCRPC, within a reasonable time after the first discussion of the proposal, shall:

a. Recommend approval or disapproval of the proposed preliminary subdivision plat and record in the official
minutes its recommendation, which may include the recommendations of the County Engineer, the County
Engineering Consultant, other affected agencies and/or the Plat Officer.

b. If KCRPC finds that changes, additions or corrections are required on the preliminary plat prior to a
recommendation being made by KCRPC, KCRPC shall so advise the applicant. The applicant may resubmit the
preliminary plat with revisions for its consideration at the next available regular meeting of KCRPC.
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6} (9) Upon recommended approval of the preliminary plat by KCRPC, an application for the final plat of
subdivision shall be filed within one (1) year, unless otherwise extended per the provisions of this chapter
per Section 30-98.

1) (10) The following qualifications shall govern approval of the preliminary plat:

a. Approval of a preliminary plat by KCRPC is tentative only, involving merely the general acceptability of the
layout as submitted. Final approval of the preliminary plat shall be granted by the County Board at the time of
final plat approval. An applicant may seek approval from KCRPC of the preliminary plat simultaneously with
the final plat and/or rezoning petition at the applicant's choosing.

b. KCRPC shall require such changes or revisions as are deemed necessary in the interest of the needs of the
County.

c. Approval of the preliminary plat shall be effective for a maximum period of one (1) year, unless upon
application of the developer, KCRPC grants an extension. The application for said extension shall not require
the submittal of additional copies of the plan of subdivision.

2) (11) The final approval of the preliminary plat is contingent upon payment of all fees for review and
approval in accordance with Section 30-39.

Section 30-78 Other Plat (vacation, dedication, etc.) procedure

(e) Upon receiving the complete application and review by the PBZ (Planning, Building and Zoning) staff for
compliance with the regulations of this section and all other ordinances of the County the item will be placed

ZPAC)-forwarded to appropriate departments for review and recommendation to the Planning, Building
and Zoning Committee (PBZC) of the County Board. After the ZPAC-eeting review by appropriate
departments, this item will be placed on the agenda for the next regularly scheduled meeting of the PBZ for
review and recommendation to the full County Board.

() Upon completion of the review by the PBZC a recommendation shall be made and the minutes of
the ZRAC-and PBZC meeting containing such recommendations shall be submitted to the full County Board.

Section 30-98 Generally (Final Plats)

(d) Accompanying the copy of the application for approval of the final plat shall be four(4)} three (3) copies of
the final engineering plans and specifications prepared, stamped, and signed by a State-registered professional
engineer. Such plans and specifications shall be prepared as specified, and shall be submitted to the Plat Officer
within one (1) year after approval of the preliminary plat; otherwise such approval shall become null and void
unless application for an extension of time is made to and granted by KCRPC. Such extensions will not require
an additional copy of the plat. Engineering plans and specifications must comply with all County ordinances in
addition to the design standards in Article 1V of this chapter and the improvement standards in Article V of this
chapter. Following approval of the final engineering plans, the applicant shall supply the County with a copy of
the approved final version in electronic CAD format, NAD 1983 State Plane Illinois East projected coordinate
system, as required by the County.
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(F) The application will be ,
ZPAC)-meeting forwarded to other appropriate departments for review and comment.

(g) The application shall be reviewed by ZRAC County Staff within thirty (30) days of the date of the

complete original submission of the final plat. A-recemmendation-shall-be-made-by-ZPACand-the-minutes
of ZRAC-meeting-containing-such-a—recommendation Comments from County Staff shall be submitted to

KCRPC for review and recommendation.

(h) Following a—+recommendation-by-ZRPAC comments from County Staff, the application shall be placed on
the agenda for the next regular meeting of KCRPC.

(i) The application shall be reviewed by KCRPC within sixty (60) days of ZRACrecommendation receipt of
comments from County Staff by the Plat Officer provided any necessary revisions or supplemental
information requested by ZPAC-County Staff have been supplied prior to KCRPC meeting.

Section 30-135 Blocks

(c) Pedestrian crosswalks not less than ten (10) feet wide shall be required where deemed necessary by the

Zoning—and-Rlatting-Advisery-Committee County Staff to provide for pedestrian circulation or access to

schools, playgrounds, shopping centers, transportation and other community facilities.
Zoning Code

Section 36-2 Definitions

Section 36-35 (b) Zoning Administrator Powers and Duties

(5) Receive, file and forward applications for zoning map and text amendments, special uses, variances, planned
developments and other matters which under this chapter require referral to the Regional Planning Commission,
the ZBA, the ZRPAC; the PBZ Committee, or the full County Board.

Section 36-36 County Regional Planning Commission Duties

(1) To receive from the Zoning Administrator coples of all applications for amendments and special use permits
along with the ' tonRs comments
and recommendations of other appropriate departments.

Section 36-42 (c) Amendments

(2) A copy of such application shall thereafter be forwarded to the- ZPAC-County Staff, the Regional Planning
Commission and to the County ZBA with a request to hold a public hearing and submit to the County Board a
report of its findings and recommendations.
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Section 36-112 (Processing Special Use and Planned Developments)

a) An application for a special use shall be filed with the Zoning Administrator.

e} (b) A copy of such application and-the-Committeereportfrom-the ZPAC shall thereafter be forwarded to

the Regional Planning Commission for review, comment, and recommendation.

e} (c) A copy of such application and the reperts report from the ZRPAC-and Regional Planning Commission
shall thereafter be forwarded to the ZBA with a request to hold a public hearing and submit to the County Board
a report of its findings and recommendations.

e} (d) The recommendation and findings of the ZBA shall be forwarded to the PBZ Committee of the County
Board for review and recommendation prior to final action by the County Board.

Section 36-125 (c) Planned Developments

(2) The applicant shall request a concept review of the planned development/special use, by letter addressed to

the Secretary of the Regional Planning Commission, to be placed—on-the-agenda—ofZRPAC reviewed by

County Staff and the next regular meeting of the Regional Planning Commission for a preliminary discussion
and concept review of the proposed planned development at such meeting, which may be continued from time
to time. The applicant shall present such exhibits and written information as may be necessary to fully acquaint
the Regional Planning Commission with the proposed development, which shall include, but not necessarily be
limited to, the following:

a. A tentative sketch plan, which may be in freehand sketch form, showing the location and extent of the types
of land uses proposed.

b. The existing topography at five (5) foot contour intervals which may be taken from USGS information.
c. Existing streets surrounding the subject property.

d. Existing utilities, including storm drainage facilities.

e. The following shall be provided by either graphic exhibits or written statement:

1. The density of commercial uses, including maximum lot coverage and building height.

2. The off-street parking and other service facilities proposed.

3. The exception or variations to the County zoning or subdivision requirements being requested as part of the
planned development application.

(4)

a. The formal petition for a planned development shall be filed with the Zoning Administrator. The Zoning
Administrator or deputies shall be responsible for distributing the complete application to the following at the
appropriate time:
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D
2- 1. Members of the Regional Planning Commission.
3 2. ZBA.
4. 3. The County Board.
Section 36-154 (c) Preliminary Site Plan/Plat Approval

(1) The applicant shall request the preliminary plan/plat approval in addition to a petition for a zoning map

amendment by Ietter addressed to the PBZ or des|gnee—te—be—|eJraeeel—en—the—agteFtela—ef—the—ne>et—rege+la4C

(4) The petition shall be reviewed by the ZRPAC County Staff within thirty (30) days of the date of the
complete original submission of the final plan, and a recommendation shall be made, accompanied by such
plats, exhibits and supporting documents as shall have been presented by the petitioner, each identified for
reference by letter or number, together with any suggested changes therein. The director or staff shall submit
minutes-of the ZRAC meeting applicable documents containing such recommendation shat-be-submitted to
the Regional Planning Commission for review and recommendation, along with any written correspondence
received from any municipality or township.

(5) The petition shall be heard by the Regional Planning Commission within sixty (60) days of
the ZRPAC-meeting receipt of comments from County Staff provided any necessary revisions or
supplemental information requested by ZRAC-have County Staff have been supplied at least thirty (30) days
in advance of the Regional Planning Commission meeting. Upon completion of their review of the preliminary
plan or plat, a recommendation shall be made, accompanied by such plats, exhibits and supporting documents
as shall have been presented by the petitioner, each identified for reference by letter or number, together with
any suggested changes therein. The minutes of the Regional Planning Commission meeting containing such
recommendation shall be submitted to the ZBA, along with any written correspondence received from any
municipality or township.

Section 36-155 (c) Final Plat Approval

develepment—forwarded to other approprlate departments for review and comment.

(5) The petition shall be reviewed by the ZRPAC County Staff within thirty (30) days of the date of the
complete original submission of the final plan, and a recommendation shall be made, accompanied by such
plats, exhibits and supporting documents as shall have been presented by the petitioner, each identified for
reference by letter or number, together with any suggested changes therein. The minutes-ef-the ZRAC-meeting
comments of County Staff containing such recommendation shall be submitted to the Regional Planning
Commission for review and recommendation, along with any written correspondence received from any
municipality or township.
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(6) The petition shall be reviewed by the Regional Planning Commission within sixty (60) days of the date-of
the ZRPACmeeting receipt of comments from County Staff by the Plat Officer provided any necessary
revisions or supplemental information requested by ZRPAC-have- County Staff has been supplied at least thirty
(30) days in advance the Regional Planning Commission meeting. Upon completion of their review of the final
plat, a recommendation shall be made, accompanied by such plats, exhibits and agreements as shall have been
presented by the petitioner, each identified for reference by letter or number, together with any suggested
changes therein. The minutes of the Regional Planning Commission meeting containing such recommendation
shall be submitted to the PBZ Committee of the County Board for review and recommendation to the County
Board.

Section 36-182 (2) (d) Site Design Standards

Traffic studies may be required by the ZPAC County Staff or the PBZ Committee. Such traffic studies should
address:

1. Projected number of motor vehicle trips to enter or leave the site, estimated for daily and peak hour traffic
levels;

2. Projected traffic flow patterns, including vehicular movements at all major intersections likely to be affected
by the proposed use of the site.

Existing and proposed daily and peak hour traffic levels as well as road capacity levels shall also be provided.
Section 36-183 (b) Filing (for Site Plan Approval)

(b) Filing. Petitions for site plan review shall be filed in writing with the Zoning Administrator and shall be
accompanied by such documents and information as the ZRAC County Staff or the PBZ Committee may
require. Such documents and information shall include, but are not limited to, the following:

(1) Completed petition for site plan review in a format developed by the County;

(2) Application fee;

(3) Generalized location map;

(4) Plats and drawings depicting compliance with the aforementioned site design standards.
Section 36-184 Procedure (Site Plan Approval)

A written application for site plan review shall be submitted to the PBZ Department, which will schedule the
item for review. Consultation with the appropriate County staff and consultants is encouraged throughout this
process to ensure a minimum delay. If requested by the applicant, the County will review applications for site
plan review concurrently with separate requests for rezoning or platting. The review process will include the
following:

(1) ZRPAC: Zoning Administrator. One (1) copy of the complete application, along with eight(8} three (3)
copies of the site plan, shall be submitted by the property owner or certified agent to the Zoning Administrator.
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future ZPAC meeting—for—further—review——Upon submittal of a complete application, the Zoning
Administrator shall forward the application and other relevant material to appropriate departments for
review and comment. The appropriate departments will be given fourteen (14) days from the date that
the Zoning Administrator submitted documents to them to submit comments to the Zoning
Administrator. If all applicable regulations have been addressed, the Zoning Administrator shall
approve the site plan. If changes are required to bring the site plan into compliance, the Zoning
Administrator shall inform the applicant of the required changes and give the applicant an opportunity
to amend the site plan. If the applicant fails to bring the site plan into compliance with applicable
regulations, the site plan application will be denied.

(2) PBZ Committee. Site plan decisions by ZPAC the Zoning Administrator may be appealed to the PBZ
Committee.

Information was sent to the Townships on April 23, 2025. No comments were received.

ZPAC reviewed the proposal at their meeting on May 6, 2025. Discussion occurred regarding the process of
reviewing applications, if the proposal was approved. The overall opinion was the proposal would improve
efficiency for the various reviewing departments. Petition information would still be emailed. The earliest the
proposal could be approved by the County Board is July 15, 2025. There could still be ZPAC meetings in June,
July, and August. ZPAC recommended approval of the proposal by a vote of seven (7) in favor and zero (0) in
opposition with three (3) members absent. The minutes of the meeting were provided.

Member Wormley noted the importance of maximizing County Staff’s time by having one (1) less meeting.
Some of the recent ZPAC meetings have been under ten (10) minutes.

Member Stewart made a motion, seconded by Member Rodriguez, to recommend approval of the text
amendment.

The votes were as follows:

Ayes (7): Ashton, Bernacki, Landovitz, McCarthy-Lange, Rodriguez, Stewart, and Wormley
Nays (0): None

Absent (0):  None

Abstain (3): Casey, Hamman, and Wilson

The motion carried.
The proposal goes to the Kendall County Zoning Board of Appeals on June 2, 2025.
CITIZENS TO BE HEARD/PUBLIC COMMENT

Member Ashton thanked the people that made positive comments amount his tenure as Regional Planning
Commission Chairman; he was very appreciative.

NEW BUSINESS
Appointment of Bill Ashton to the Comprehensive Land Plan and Ordinance Committee
Chairman Landovitz announced the appointment of Bill Ashton to the Comprehensive Land Plan and Ordinance
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Committee.

Update on Comprehensive Plan Update Project
Discussion occurred regarding the May 27, 2025, open house at Ellis House.

Member Wormley walked attendees through the various pages of the project website, which was designed by
Teska Associates. He encouraged attendees to spread the word regarding upcoming open houses and the survey
on the project website to get diverse views. He also discussed the work by municipalities on their respective
plans and planning processes.

OLD BUSINESS
None

REVIEW OF PETITIONS THAT WENT TO COUNTY BOARD
Mr. Asselmeier reported that Petition 24-35 was approved by the County Board.

OTHER BUSINESS/ANNOUNCEMENTS
Mr. Asselmeier reported that Petition 25-04 will be only Petition on the agenda.

ADJOURNMENT
Member McCarthy-Lange made a motion, seconded by Member Bernacki, to adjourn. With a voice vote of
seven (7) ayes, the motion carried.

The Kendall County Regional Planning Commission meeting adjourned at 8:33 p.m.

Respectfully submitted by,
Matthew H. Asselmeier, AICP, CFM, Director

Encs.
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KENDALL COUNTY
REGIONAL PLANNING COMMISSION
MAY 28, 2025

[F YOU WOULD LIKE TO BE CONTACTED ON FUTURE
MEETINGS REGARDING THIS TOPIC, PLEASE PROVIDE YOUR
ADDRESS OR EMAIL ADDRESS

NAME ADDRESS EMAIL ADDRESS
(OPTIONAL) (OPTIONAL)
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May 27, 2025

Mr. Matt Asselmeier

Kendall County Planning, Building, & Zoning
111 West Fox Street

Yorkville, IL 60560-1498

Subject: Zepelak 9318 Corneils Road — Solar Farm WBK Project 19-102.CL

Dear Mr. Asselmeier:

We have received and reviewed the following information for the subject project:

Stormwater Management Permit Application prepared by Lucaya Asset Management LLC
dated April 7, 2025 and received April 16, 2025.

Site Plan Prepared by Enterprise Energy Dated March 18, 2025 and received April 16,
2025.

Vegetation Installation and Management Plan Prepared by Enterprise Energy Dated
March, 2025 and received April 16, 2025.

Stormwater and Wetland Supporting Documents Prepared by Area M Dated March, 2025
and received April 16, 2025.

The following comments require resolution prior to our recommendation for approval of plans
and stormwater permit.

General Comments

1.

Per requirement in Section 16-174.C.1 please provide copies of all other related permits
or permit applications by other jurisdictions or agencies. Wetlands are noted on site and
although it appears avoidance is the approach, coordinate with USACE for concurrence
and clearance to proceed. Provide correspondence with USACE regarding this project.

If wetlands are jurisdictional indicate required wetland limits and buffers.

We recommend the use of infiltration basins to mitigate peak flow and also to offset
increases in runoff volumes. Existing drainage patterns direct surface runoff towards
existing residential structures. This location is particularly sensitive.

Provide a stormwater narrative that describes existing and proposed conditions as well
as quantifies the changes in peak flows to existing outfall locations.

A drain tile survey is required for this project.

Since vegetative land cover is a critical component of the project an easement over the
property for vegetation management as it relates to stormwater management is
requested.

. . St. Charles Office Battle Creek Office
. \VBK Engineering, LLC 116 W. Main Street, Suite 201 68 E. Michigan Avenue
St. Charles, IL 60174 Battle Creek, M1 49017
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The applicant’s design professionals are responsible for performing and checking all design
computations, dimensions, details, and specifications in accordance with all applicable codes and
regulations, and obtaining all permits necessary to complete this work. In no way does this
review relieve applicant’s design professionals of their duties to comply with the law and any
applicable codes and regulations, nor does it relieve the Contractors in any way from their sole
responsibility for the quality and workmanship of the work and for strict compliance with the
permitted plans and specifications.

If you have any questions or comments, please contact us at (630) 443-7755.

WBK Engineering, LLC
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KENDALL COUNTY
REGIONAL PLANNING COMMISSION
COMPREHENSIVE LAND PLAN AND ORDINANCE COMMITTEE

Kendall Township Building
9925 Route 47
Yorkville, lllinois 60560

Unapproved Meeting Minutes of June 4, 2025 — Vision Kendall Workshop

Call to Order: Kendall County Regional Planning Commission and Comprehensive Land Plan and
Ordinance Committee Chairman Keith Landovitz called the meeting of the Kendall County
Regional Planning Commission and Kendall County Comprehensive Land Plan and Ordinance
Committee to order at 6:31 p.m.

KCRPC Roll Call

Members Present: Keith Landovitz (Chairman) and Ruben Rodriguez

Members Absent: Bill Ashton, Eric Bernacki (Vice-Chairman), Tom Casey, Dave Hamman, Karin
McCarthy-Lange (Secretary), Bob Stewart, Claire Wilson, and Seth Wormley

Comprehensive Land Plan and Ordinance Committee Roll Call

Members Present: Scott Gengler (Arrived at 7:15 p.m.), Matt Kellogg, and Keith Landovitz,
Members Absent: Bill Ashton, Dave Hamman, Alyse Olson, Randy Mohr, Matthew Prochaska,
Jeff Wehrli, and Seth Wormley

Attendees: Nancy Cinatle, Deanna Usrgias, Tom LeCuyer, Cathy Scalise, Doug Westphal, Steve
Gengler, Stacy Skinner, Sara Mendez, David Hansen, Amy Westphal, Mike Homerding, Todd
Milliron, Cherie Bond, Mike Bond, Matt Asselmeier, Mike Hoffman, and Yuchen Ding

A guorum was not present for either Committee.

Mike Hoffman from Teska Associates, Inc. explained what a comprehensive plan is, the steps in
the planning process, the various committees and commissions involved in the process.

Yuchen Ding walked attendees through the website, https://visionkendall.org/. He explained
the survey and interactive map. As documents are created, they will be placed on the website.

Attendees answered several questions about development and future vision of the County.

Discussion occurred regarding Yorkville’s annexations out to the Eldamain/Lisbon Road area,
plans along the Eldamain Road corridor, and realignment of Eldamain Road south of Route 71.

Mr. Hoffman discussed previous planning efforts in the County. He also discussed population
KCRPC and Comp Land Plan Meeting Minutes from 6.4.25 1
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trends in Kendall County as they relate to historic growth rates and growth rates throughout
the State. He discussed economic, racial, education, employment, and housing statistics. He
also discussed wetlands, water supply, and farmland preservation issues. He asked attendees
to spread the word regarding the website and future workshops.

Discussion occurred regarding strategies to publicize future meetings and the project in
general.

The gathering adjourned at 7:50 p.m.
Respectfully Submitted by,
Matthew H. Asselmeier

Director

Enc.
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Workshop #2

Kendall Township - June 4,2025



What is a Comprehensive Plan?

Land Use

i
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Kendall County Land Resource Management Plan Update
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« County « Future Land Use « Implementation

Assessment . Transportation . Review and
 Policy Formation . Sustainability Approval
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The Planning Team

Residents / County Board

County
Staff Teska Team

Matt WILC Planning, Regional Zoning

Asselmeier Hoffman g‘;‘:‘ﬁ;iﬂgg B”';:":ii g“d Planning Board of
Christina Michael Blue Committee Com. Appeals

Burns
/PAC

Yuchen Ding




Comprehensive Land Plan
& Ordinance Committee

1. Keith Landovitz (Committee and RPC Chair)

2. Matt Kellogg (County Board Chair)

3. Seth Wormley (County Board, PBZ Chair)

4. Scott Gengler (County Board, Past PBZ Chair)

5. Randy Mohr (ZBA Chair)

6. Alyse Olson (Soil and Water Conservation District)
7
8
9.

. Jeff Wehrli
. Matthew Prochaska Meets the 4t Wednesday of the

Month - check agenda at
https://www.kendallcountyil.gov

Dave Homman
10.Bill Ashton (RPC, former chair)




Completed
To-Date

» Developed Brand, Project
Web Site and Survey

 Most interviews

 Draft Existing Conditions
Analysis

o First of 4 Community
Workshops



Project Website: visionkendall.org

B Serves as the
project’s virtual hub

B "Subscribe” feature
allows followers to
get email updates

B [nteractive
comment map
allows people to
share and view
others' ideas
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https://visionkendall.org/

Interactive Comment Map




Let's Talk Kendall County

Scan with

your phone:




Whatis a Current
Conditions Analysis?

B A Conditions Analysis is an
assessment of the current social,
ecohomic, physical, and
environmental conditions of a
planning area.

B This analysis acts as a baseline of
facts that will inform the goals,
strategies, and recommendations
outlined in the Comprehensive Plan.
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Past Planning Efforts

Land Resource Management Plan

B Originally adopted in 1994, the Plan is
designed to provide a guide for controlled
growth while maintaining the areas rural
character.

B Individual plans were developed for each of
the nine townships in the County.

B Over the years, the plan has revised several
times to reflect changing development
patterns and to incorporate supplement
plans including:

B Fox River Corridor Plan
B Wikaduke Corridor Plan

B Water 2050 Northeastern lllinois Regional
Water Supply/Demand Plan

m Kendall County Trails and Greenways Plan

43
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Past Planning Efforts

Long-Range Transportation Plan (2024-2044)

Adopted in 2024 and focuses on road
improvements and funding.

|dentifies specific highway and bridge projects
and costs of improvements and maintenance
for the County Highway System for the next
20 years.

Analyzes the County's financial capability and
capacity to support the identified projects.

Suggests Public transit will play a limited role in
the County's transportation network for the
next 20 years.

The 2008 recession and COVID pandemic
made it challenging to identify traffic increase
in corridors.

44
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Past Planning Efforts

Forest Preserve District 5-Year Plan (2020-2025)

The Plan was adopted in 2020 to determine
primary areas for improvements for the
Forest Foundation of Kendall County to
support over the next five years.

Sets visions, priorities, goals, strategies, and
projects upon the District's staffing and
financial capacities for the following core
topics: Land Acquisitions, Conservation and
Stewardship of Natural Resources, Preserve
Improvements, Educational and Recreational
Programs and Services, and Capital
Infrastructure and Equipment.

Provides each core topic with long-term
goals and projects that are beyond the scope
of the Plan.

45
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County Population Trends
(1990-2023)

160,000
139,976
140,000 127,583
120,000 14,736
100,000
80,000
60,000 54,544
39,413

40,000
20,000 I

0

1990 2000 2010 2020 2023

Source: 1990, 2000, 2010, 2020 Decennial Census and 2023 American Community Survey 1-Year Estimates
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Household Income Distribution

Income (2023)

W Less than $24,999
Median Household Income (1990-2023) m $25,000 t0 $49,.999
$140.000 16% $50,000 to $74,999
$122,235 m $75,000 to $99,999
$120,000 ' $100,000 to $149,999
27%
$100.000 m Greater than $150,000
$80,000 $77,987 6,708
$64,625
$60,000 £ 500 52,972 ® Kendall County's MHI has been leading
640,000 $42'83432 - the State level over the past 30 years.
$20,000 B About 44% or 19,662 households earn
' more than the County’'s median
$0 household income; and about 70% or
1990 2000 2010 2023 31,360 households' incomes exceed the
m Kendall = liinois State's median level.

Source: 1990 and 2000 Decennial Census

2010 and 2023 American Community Survey 1-Year Estimates
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Race & Ethnicity

Race (1990-2023)

1990 [N20000N 2010 [WEIZENN

White 95% [90% | 74%

Black 0% % 6%

Asian % % 3%

Other Races 0% _ 0%

Two or More Races n/a _ 1%
Hispanic (Of Any Race) 4% _ 16%

Source: 1990, 2000, 2010 Decennial Census and 2023 American Community Survey 1-Year Estimates

Language .
Spoken at Home 14%
(2023) Spanish

Source: 2023 American Community Survey 1-Year Estimates
52

B Most residents identify as

White non-Hispanic, with over
20% decrease in this group
since 2000 due to diversified
demographics.

Hispanic population has been
increasing quickly,
representing the second
largest racial/ethnic groups in
Kendall County.

Other than English, Spanish
and Asian languages are the
other two popular languages
spoken in Kendall County.
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Education

Educational Attainment (2023)
Graduate or Professional Degree - N%

Bachelor's Degree 35%

Associate's Degree - 8%

Some College, No Degree 25%

Less than College Diploma _ 21%

0% 10% 20% 30% 40%

High School Graduation (2023)

7%

m High school
graduate (includes
equivalency)

Less than high
school graduate

53
Source: 2023 American Community Survey 1-Year Estimates

Educational Attainment Comparison (2023)

High School B :Tele (=1 [e]gS Graduate
Kendall 93% 35% 1%
Grundy 94% 22% 7%
Kane 88% 37% 13%
LaSalle 89% 18% 4%
Will 92% 34% 12%
lllinois 90% 36% 14%

B More than one-third of Kendall County
residents have obtained a Bachelor's
degree or higher.

B Kendall County residents generally
match the education level of the State.
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Employment

Top Residence Locations Top Employment Locations
Aurora 9.5% Chicago 12.8%
Oswego 7.8% Aurora 9.1%
Yorkville 6.6% Naperville 6.1%
Joliet 4.9% Oswego 4.6%
Plano 4.3% Yorkville 3.2%

20,833

Live Elsewhere,
Work in Kendall County

9,265

Live & Work in
Kendall County

70,087

Live in Kendall County,
Work Elsewhere

Top Industry Sectors in Kendall County Top Industry Sectors for Kendall Residents

LR GQEAaA0

Retail Trade Education ~ Accommodation Transportation & Manufacturing Health Care Retail Trade Education Manufacturing Accommodation
& Food Services Warehousing & Food Services

19% 16% 13% 9% 8% 12% 12% 10% 9% 8%

Source: 2023 American Community Survey 1-Year Estimates, OnTheMap Application and LEHD Oriéfh—Destinotion Employment Statistics (Beginning of Quarter Employment, 2nd Quarter of 2002-2022).

22



Housing is generally considered “affordable”

H O USi n g Affo rd CI bi I ity when housing expenses are less than 30% of

household income.

B 26% of homeowners in Kendall County are burdened by housing costs (paying more than one-third
of their income towards housing), compared with 46% of renters.

Homeowners Renters

Median Household Income $119,427 $72 955
Mortgage Status 6/% n/a
Median Home Value $326,700 n/a
Median Rent Cost n/a $1,714
Median Monthly Housing Costs $1919 $1714
Median Monthly Costs as a Percentage of Household Income 20% 30%
% Paying > 30% of income 26% 46%

2023 American Community Survey 1-Year Estimates
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Wetlands

B Wetlands are areas that have three parameters:
vegetation, soil, and water.

B Wetlands improve water quality, reduce flooding
risk, provide habitat for wildlife, control shoreline
erosion, and provide recreational resources.

m Kendall County is covered by seven watersheds
that belongs to Fox River, lllinois River, and Des
Plaines River Basins.

B The most common type of wetlands in Kendall
County is Freshwater Forested/Shrub Wetlands,
which can be found along waterways.

B Emergent wetlands are a transitional area
between permanently wet and dry environments
and are occupied by perennial plants. They can
e found across the County sporadically.
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Source: USGS 2023

Legend

E i IR1%dBE %o
Il Aux Sable Creek [l Ferson Creek-Fox River
Il Big Rock Creek [ Nettle Creek

Il Blockberry Creek Roods Creek-Fox River
Il Des Plaines River Somonauk Creek

Il Du Page River

E Bi OF %o
Freshwater Emergent Wetland

I Freshwater Forested/Shrub Wetland
Waterbodies
Waterways

Waupecan Creek-llinois River =] Kendall County Boundary
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Water Supply and Quality

Kendall County uses groundwater to supply its
communities.

The groundwater resources in the County are ] )
divided into three units: Aquifers in Kendall County

B The sand and gravel aquifer in the northwestern
corner of the county that is used by Plano

B The shallow bedrock aquifers in the southwest and
northeast corners of the county that are used by
Newark and several smaller supplies

B The deep sandstone aquifers that occur throughout
the county (and the northeastern lllinois region) and
account for 75 percent of the county’s water use and
serve Oswego, Yorkville, Montgomery, and Joliet.

Groundwater quality in the shallow bedrock and
the sand and gravel aquifers is generally very
good except for minor impacts from road salt
runoff and agricultural activities.

Source: lllinois State Water Survey 2013

Water quality was generally better in deeper wells
underlying thick till deposits.
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Farmlands

B Most land is classified as Prime Farmland
and some needs improvements in drainage
and flood controls.

@ Prime farmlands have the best combination
of physical and chemical features for
producing crops: adequate moisture,
growing season, temperature, drainage, and
soil quality.

B Statewide important farmlands are mostly
allocated to south the Fox River and
sporadically located in the east part of the
County.

B Most non-prime farmlands are along the
bluffs of the Fox River and its tributaries as
well as on a mining site in the south o8

Source: USDA 2024
Legend
=i A+ Of +4 %pni 30
Il All areas are prime farmland Waterbodies
[ Prime farmland if drained Waterways

Prime farmland if drained and either 1 Kendall County Boundary
protected from flooding or not frequently
flooded during the growing season

Farmland of statewide importance
I Not prime farmland
I Not applicable
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Wildlife Habitats

Reviewing threatened and endangered
species helps assess habitat quality,
ecosystem health, and compliance with
conservation laws to guide responsible
environmental management.

Endangered species are at immediate risk
of extinction. Threatened species are likely
to become endangered in the near future
if protective measures aren't taken.

15 species are listed as endangered, and 9
species are listed as threatened.

The last observations of Spike (1958),
White Bergamot (1973), Forked Aster(1983),
Loggerhead Shrike (1985), Heart-leaved
Plantain (1991), Monkeyface (1991) are
before 2000.

Endangered

False Rusty Patched  Showy Lady's
Bugbane Bumble Bee Slipper
Loggerhead  Yellow Monkey Greater

Shrike Flower Redhorse

American Rainbow Heart-Leaved
Brooklime Plantain
Threatened
Forked Aster Sedge Mottled
Sculpin
Osprey Monkeyface Slender Bog

Arrow Grass

Blanding's Spike
Turtle
Alder Bulrush
Buckthorn
Beaked White
Spikerush Bergamot

Source: lllinois Natural Heritage 2025

Butternut

Rock EIm

River
Redhorse
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Thank You

Learn more at visionkendall.org



KENDALL COUNTY
REGIONAL PLANNING COMMISSION
COMPREHENSIVE LAND PLAN AND ORDINANCE COMMITTEE

Charles B. Phillips Public Library
6 N. Jackson Street
Newark, lllinois 60541

Unapproved Meeting Minutes of June 17, 2025 — Vision Kendall Workshop

Call to Order: Kendall County Regional Planning Commission and Comprehensive Land Plan and
Ordinance Committee Chairman Keith Landovitz called the meeting of the Kendall County
Regional Planning Commission and Kendall County Comprehensive Land Plan and Ordinance
Committee to order at 6:31 p.m.

KCRPC Roll Call

Members Present: Dave Hamman, Keith Landovitz (Chairman), and Karin McCarthy-Lange
(Secretary) (Arrived at 6:38 p.m.)

Members Absent: Bill Ashton, Eric Bernacki (Vice-Chairman), Tom Casey, Ruben Rodriguez, Bob
Stewart, Claire Wilson, and Seth Wormley

Comprehensive Land Plan and Ordinance Committee Roll Call

Members Present: Dave Hamman, Keith Landovitz, Randy Mohr, and Alyse Olson

Members Absent: Bill Ashton, Scott Gengler, Matt Kellogg, Matthew Prochaska, Jeff Wehrli, and
Seth Wormley

Attendees: Carol Fruland, Luna Sparaggon, Carol Johnson, Charlene Sligting, Demetra Turman,
Delene Drew, John Kellogg, Gary Fruland, Donald Nelson, Marilynn Thompson, Dick Thompson,
Lynette Heiden, Cliff Fox, Rick Kuhn, Jim Davis, Loretta Tadlock, Jack Olson, Lily Smogor, Matt
Asselmeier, Mike Hoffman, and Yuchen Ding

A quorum was not present for either Committee.

Mike Hoffman from Teska Associates, Inc. explained what a comprehensive plan is, the steps in
the planning process, the various committees and commissions involved in the process.

Yuchen Ding walked attendees through the website, https://visionkendall.org/. He explained
the survey and interactive map. As documents are created, they will be placed on the website.

Member McCarthy-Lange arrived at this time (6:38 p.m.).

Attendees answered several questions about development and future vision of the County.

KCRPC and Comp Land Plan Meeting Minutes from 6.17.25 1
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Discussion occurred regarding municipal annexations and working with municipalities on this
project.

Discussion occurred regarding the six (6) museums in and near Kendall County.
Discussion occurred regarding the forty (40) acre rule.

Discussion occurred regarding the expectations of the level of government services from new
residents.

Discussion occurred regarding the impact of agricultural uses on the aquifer.

Requests were made for paper copies of the survey.

Discussion occurred regarding the placement of commercial solar and wind facilities.

Discussion occurred regarding Newark’s infrastructure.

Mr. Hoffman discussed previous planning efforts in the County. He also discussed population
trends in Kendall County as they relate to historic growth rates and growth rates throughout
the State. He discussed economic, racial, education, employment, and housing statistics. He
also discussed wetlands, water supply, and farmland preservation issues. He asked attendees
to spread the word regarding the website and future workshops.

The gathering adjourned at 8:05 p.m.

Respectfully Submitted by,

Matthew H. Asselmeier

Director

Enc.

KCRPC and Comp Land Plan Meeting Minutes from 6.17.25 2
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DEPARTMENT OF PLANNING, BUILDING & ZONING
807 West John Street e Yorkville, IL e 60560
(630) 553-4141 Fax (630) 553-4179

Petition 25-04
Daniel J. Gorman on Behalf of USA Energy Independence, LLC
(Prospective Buyer) and Stanley L. Zepelak on Behalf of Lucaya
Asset Management, LLC (Current Owner)
A-1 Special Use Permit for Commercial Solar Energy Facility and
Variance to Allow the Facility on Land Within 1.5 Miles of a
Municipality Without an Annexation Agreement

UPDATE FROM MAY REGIONAL PLANNING COMMISSION MEETING

The Kendall County Zoning Board of Appeals initiated a public hearing on this proposal on June 2, 2025.
Discussion occurred regarding the timing of notifications and the possibility of Yorkville annexing the property.
The matter was continued to the June 30, 2025, Zoning Board of Appeals hearing. The minutes for this hearing
are included as Attachment 17.

Bristol Township reviewed the proposal at their meeting on May 7, 2025. Bristol Township recommended
approval of the proposal. The minutes are included as Attachment 18.

The United City of Yorkville’s Planning and Zoning Commission reviewed the proposal at their meeting on June
11, 2025. The Planning and Zoning Commission recommended not to object to the proposal by a vote of five
(5) in favor and one (1) in opposition. The proposal goes to the Yorkville Economic Development Committee
on July 1, 2025, and the Yorkville City Council on July 8, 2025. An email explaining this information is included
as Attachment 19.

At their meeting on June 17, 2025, the County Board approved the special use permit for the commercial solar
project in the 10000 Block of Ament Road. The County Board also approved a community benefits agreement.
In that agreement, the Petitioner agreed to pay the County approximately Three Thousand Dollars ($3,000) per
megawatt annually with five percent (5%) increases every five (5) years. The agreement is included as
Attachment 20.

INTRODUCTION

The Petitioner is seeking a special use permit for a commercial solar energy facility and a variance to Section
36-282(17)a of the Kendall County Code to allow a commercial solar energy facility on land within one point
five (1.5) miles of municipality without an annexation agreement.

The application materials, including the boundary survey, are included as Attachment 1. Stormwater
information, including the wetland delineation report, is included as Attachment 2. The site plan is included as
Attachment 3. The vegetative management plan is included as Attachment 4. Decommissioning information
is included as Attachment 5. The Agricultural Impact Mitigation Agreement is included as Attachment 6.

SITE INFORMATION
PETITIONER: Daniel J. Gorman on Behalf of USA Energy Independence, LLC (Prospective Buyer)
and Stanley L. Zepelak on Behalf of the Lucaya Asset Management, LLC (Current
Owner)

ADDRESS: Between 9417 and 9221 Corneils Road, Bristol

LOCATION: Approximately 0.5 Miles East of Route 47 on the North Side of Corneils Road

RPC Memo — Prepared by Matt Asselmeier — June 18, 2025 Page 1 of 10
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TOWNSHIP:  Bristol

PARCEL #: 02-09-400-007

Aerial of Entire Property

LOT SIZE: 37.03 +/- Acres (Total Parcel) and 20.1 +/- (Fenced Area)

EXISTING LAND Agricultural
USE:

ZONING: A-1

LRMP: Future
Land Use

Suburban Residential (Max 1.00 DU/Acre) (County)
Estate/Conservation Residential (Yorkville)

Roads

Corneils Road is a Minor Collector Road maintained by Bristol

Township.

Trails

The United City of Yorkville has a trail planned along Corneils Road.

Floodplain/
Wetlands

There are no floodplains on the property. There is one (1) farmed
wetland on the property and two (2) additional wet areas on the

property identified in the wetland delineation report.

REQUESTED Special Use Permit for a Commercial Solar Energy System

ACTIONS:

(1.5) Miles of a Municipality without an Annexation Agreement

APPLICABLE §36-282(17) — A-1 Special Uses

REGULATIONS:

836-39 — Variance Procedures

Chapter 36, Article Il, Division 3, Subdivision | — Special Use Procedures

RPC Memo — Prepared by Matt Asselmeier — June 18, 2025
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SURROUNDING LAND USE

Location Adjacent Land Use Adjacent Land Resource Zoning within %
Zoning Management Plan Mile
North Agricultural R-2, R-2D, R-3, | Urbanized Communities A-1
and B_-3 (County) (County)
(Yorkville) Estate/Conservation | R.2, R-2D, R-3, and
Residential (Yorkville) B-3
(Yorkville)
South Agricultural and Single- A-1 and R-3 Suburban Residential A-1 and R-3
Family Residential (County) (County) (County)
Estate/Conservation R-4 and B-3
Residential and Metra (Yorkville)
Station Transit Oriented
Development
(Yorkville)
East Agricultural and Single- A-1 (County) Urbanized Communities A-1, A-1 SU, R-3,
Family Residential R-2, R-2D, R-3, and Suburban B-1, and B-3
and B-3 Residential (County) (County)
(vorkvile) R-2, R-2D, R-3, and
B-3
(Yorkville)
Estate/Conservation
Residential
(Yorkville)
West Agricultural and Single- A-1 (County) Urbanized A-1, A-1 SU, and
Family Residential R-2 (Yorkville) | Communities, Suburban R-3 (County)
Residential, and R-2 and B-3
Commercial (County) (Yorkville)
Estate/Conservation
Residential
(Yorkville)

The A-1 special use permit to the east is for a landscaping business. The A-1 special use permit to the west is
for a welding business.

Approximately thirty-three (33) homes, not including the homes in the original town of Bristol Station are located
within half (1/2) of a mile of the subject property. Raging Waves water park is also located within half (1/2) of
a mile of the subject property.

PHYSICAL DATA
ENDANGERED SPECIES REPORT
EcoCAT Report identified protected resources in the area, but negative impacts were unlikely. The
lllinois Department of Natural Resources recommended establishing pollinator friendly habitat as
groundcover where feasible and the site should be de-compacted before planting. The letter from the
lllinois Department of Natural Resources is included as Attachment 1, Pages 46 and 47.

NATURAL RESOURCES INVENTORY
The LESA Score was 179 indicating a low level of protection. The NRI Report is included as Attachment
11.

ACTION SUMMARY

RPC Memo — Prepared by Matt Asselmeier — June 18, 2025
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BRISTOL TOWNSHIP
Petition information was sent to Bristol Township on April 23, 2025.

Prior to submittal to Kendall County, the Bristol Township Board reviewed the proposal on April 7, 2025,
but that meeting was for informational purposes only.

UNITED CITY OF YORKVILLE
Petition information was sent to the United City of Yorkville on April 23, 2025.

Prior to formal application submittal, the United City of Yorkville submitted an email stating they would
not pursue annexation at this time. The email notes the proximity of several homes to the subject
property; the proposal does not meet Yorkville’s one thousand foot (1,000’) setback requirement from
Corneils Road; the proximity to a wetland was noted; five (5) new utility poles were proposed.
Yorkville’s email is included as Attachment 7.

On March 25, 2025, Yorkville submitted an email requesting a forty-foot (40’) right-of-way dedication.
On April 2, 2025, Bristol Township submitted an email agreeing to the requested dedication. These
emails are included as Attachments 8 and 9.

Yorkville plans to review this proposal at their June meetings.

BRISTOL-KENDALL FIRE PROTECTION DISTRICT
Petition information was sent to the Bristol-Kendall Fire Protection District on April 23, 2025.

ZPAC

ZPAC reviewed the proposal at their meeting on May 6, 2025. It was clarified that the special use
permit runs with the land. Soil tests had not occurred at the property. A condition adding a community
impact agreement was discussed. Mr. Klaas did not agree that the project would generate no air, noise,
or water pollution as outlined in the first finding of fact for the special use permit. He believed that the
production, installation, and decommissioning of solar panels did create pollution. Mr. Guritz
questioned the installation of Spruce trees as outlined in the landscaping plan. ZPAC issued a neutral
recommendation with an amendment adding the community impact agreement to the list of conditions
by a vote of seven (7) in favor and zero (0) in opposition with three (3) members absent. The minutes
of the meeting are included as Attachment 14. Following the ZPAC meeting, the Petitioner offered to
replace the Spruce trees with evergreens of a similar height and width.

RPC

The Kendall County Regional Planning Commission reviewed the proposal at their meeting on May 28,
2025. Discussion occurred regarding the timing of Yorkville’s review of the proposal. Discussion also
occurred regarding various setback requirements. Discussion occurred regarding the
decommissioning bond amount. Discussion occurred regarding the future land uses planned for the
area. Neighbors spoke in favor of the project; they favored having solar panels instead of homes in the
area and that drainage will be addressed as part of site development. The Kendall County Regional
Planning Commission voted to continue the project to their June meeting by a vote of seven (7) in favor
and zero (0) in opposition with three (3) members absent. The minutes of the meeting are included as
Attachment 15. The reason for the continuance was to get comments from Yorkville and Bristol
Township and to allow the State’s Attorney Office to complete their review of a community impact
agreement template.

GENERAL INFORMATION
Per § 36-282(17) of the Kendall County Code, commercial solar energy facilities businesses can be special
uses on A-1 zoned property subject to the following conditions (Staff Comments in Bold):

a. All commercial solar energy facilities and test solar energy systems located within one point five (1.5)
miles of a municipality shall either annex to the municipality or obtain an annexation agreement with
the municipality requiring the municipality’s regulations to flow through the property. Petitioner is
requesting a variance.

RPC Memo — Prepared by Matt Asselmeier — June 18, 2025 Page 4 of 10
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b. The setbacks for commercial solar energy facilities shall be measured from the nearest edge of any
component of the facility as follows:

Occupied Community Buildings or Dwellings on Nonparticipating Properties-One hundred fifty feet
(150") from the nearest point on the outside wall of the structure

Boundary Lines of Participating Properties-None

Boundary Lines of Nonparticipating Properties-Fifty feet (50’) to the nearest point on the property line
of the nonparticipating property

Public Road Rights-Of-Way-Fifty feet (50’) from the nearest edge

The above setbacks do not exempt or excuse compliance with electric facility clearances approved or
required by the National Electrical Code, the National Electrical Safety Code, Commerce Commission,
Federal Energy Regulatory Commission, and their designees or successors. Per the site plan, see
Attachment 3, Page 1, the closet nonparticipating structure is greater than two hundred fifty feet
(250’) from the solar panels. The solar panels are greater than five hundred feet (500’) from
Corneils Road.

c. A commercial solar energy facility’s perimeter shall be enclosed by fencing having a height of at least
six feet (6") and no more than twenty-five feet (25). This is true. Per the application materials, see
Attachment 1, Page 9, the fence is proposed to be six feet (6°) in height. As noted in the site
plan, see Attachment 3, Page 4, the fence will be six inches (6”) above the finished grade. The
fence will be chain link topped with barbed wire.

d. No component of a solar panel as part of a commercial solar energy facility shall have a height of more
than twenty feet (20’) above ground when the solar energy facility’s arrays are at full tilt. This is true.
Per the site plan, see Attachment 3, Page 2, the maximum height will be ten feet, eleven and
three-eighths inches (10°-11 3/8”).

e. The above setback, fencing, and component height requirements may be waived subject to written
consent of the owner of each affected nonparticipating property. This written consent shall be submitted
at the time of application submittal. No such consent requested or needed.

f.  Sound limitations for components in commercial solar energy facilities shall follow the sound limitations
established by the lllinois Pollution Control Board. A noise study was provided; see Attachment 12.

g. The County shall not require standards for construction, decommissioning, or deconstruction of a
commercial solar energy system or related financial assurances to be more restrictive than an
agricultural impact mitigation agreement set in State law. The amount of any decommissioning
payment shall be limited to the cost identified in the decommissioning or deconstruction plan, as
required by the agricultural impact mitigation agreement, minus the salvage value of the project. A
copy of the agricultural impact mitigation agreement shall be submitted with the application materials.
The decommissioning plan is included as Attachment 5 and is outlined in the Agricultural
Impact Mitigation Agreement, which is included as Attachment 6. As noted on Page 2 of
Attachment 5, the Petitioner is offering a bond of Fifty Thousand Dollars ($50,000). As
suggested on Page 2 of Attachment 5, the Petitioner is agreeable to not fight the County in court,
if the County wished to acquire title to the subject property in the event that the
decommissioning bond is insufficient to cover all of the costs.

h. A vegetative screening shall be placed around the commercial solar energy facility. The site plan
(Attachment 3) references a row of Black Hills Spruce and a row of Buttonbush. The spruce will
be six feet (6’) minimum in height within three (3) years of planting and the Buttonbush will be
four feet (4’) minimum in height within three (3) years of planting, as outlined on Page 8 of
Attachment 3. The vegetative management plan was provided as Attachment 4. The types of
vegetation, timing of planting, and maintenance plan are included in the vegetative management
plan. Following the ZPAC meeting, the Petitioner offered to replace the Spruce trees with
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evergreens of a similar height and width.

Commercial solar energy facility applicants shall provide the results and recommendations from
consultations with the lllinois Department of Natural Resources obtained through the Ecological
Compliance Assessment Tool (EcoCat) or a comparable successor tool. The commercial solar energy
facility applicant shall adhere to the recommendations provided through this consultation. The EcoCat
was submitted and the recommendation was to establish pollinator friendly habitat as
groundcover where feasible and the site should be de-compacted before planting. The letter
from the lllinois Department of Natural Resources is included as Attachment 1, Pages 46 and
47.

Commercial solar energy facility applicants shall provide the results of the United States Fish and
Wildlife Service’s Information for Planning and Consulting environmental review or a comparable
successor toll that is consistent with the U.S. Fish and Wildlife Service’s Land-Based Wind Energy
Guidelines and any applicable United States Fish and Wildlife Service solar wildlife guidelines that have
been subject to public review. This was provided on Pages 48 through 62 of the application
material (Attachment 1). Five (5) threatened or endangered species were in the area.

A facility owner shall demonstrate avoidance of protected lands as identified by the Illinois Department
of Natural Resources and the lllinois Nature Preserve Commission or consider the recommendations
of the Illinois Department of Natural Resources for setbacks from protected lands, including areas
identified by the lllinois Nature Preserve Commission. While the site is designed around one (1)
farmed wetland, there are other wet areas on the property that need to be examined through the
stormwater permit review process.

A facility owner shall provide evidence at the time of application submittal of consultation with the Illinois
State Historic Preservation Office to assess potential impacts on State-registered historic sites under
applicable State law. This information was provided as Attachment 10. The State Historic
Preservation Office is requesting a Phase | Archeological Survey, per Attachment 10, Page 14.

. A commercial solar energy facility owner shall plant, establish, and maintain for the life of the facility
vegetative ground cover consistent with State law and the guidelines of the lllinois Department of
Natural Resources’ vegetative management plans. The vegetation management plan shall be required
at the time of application submittal. The vegetation management plan, including timelines for
planting and maintenance of the vegetation, was provided, see Attachment 4.

The facility owner shall enter into a road use agreement with the jurisdiction having control over the
applicable roads. The road use agreement shall follow applicable law. The facility owner shall supply
the Kendall County Planning, Building and Zoning Department with a copy of the road use agreement.
This provision shall be waived if the jurisdiction having control over the applicable roads does not wish
to enter into an agreement. As of the date of this memo, the road use agreement negotiations
are ongoing. The application materials (Attachment 1, Page 10) and the site plan (Attachment
3) show at a fifteen foot (15’) wide gravel road inside a twenty foot (20’) road easement on the
southeast corner of the property. The entrance off of Corneils Road will be forty feet (40’) wide.

The facility owner shall repair or pay for the repair of all damage to the drainage system caused by the
construction of the commercial solar energy system within a reasonable time after construction of the
commercial solar energy facility is complete. The specific time shall be set in the special use permit.
No drain tile information was provided. On Page 13 of Attachment 1, there is a statement that
no drain tile exists on the property.

BUILDINGS AND BUILDING CODES
No buildings are planned for the site. Any structures proposed for the site, including the solar arrays, shall
obtain applicable permits.

ENVIRONMENTAL HEALTH
The property is presently farmland. No wells, septic systems, or refuse collection points were identified.
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STORMWATER

The proposed area of disturbance is approximately point six-five acres (0.65). The County has concerns
regarding the wet areas identified in the wetland delineation report (Attachment 2) and the farmed wetland
identified on the property. The Petitioner submitted a stormwater permit application.

The temporary laydown area shown on the site plan (Attachment 3) is not proposed to be gravel.

Four (4) infiltration basins are shown on the site plan (Attachment 3). Three (3) of these basins would be
installed if required by the stormwater pollution prevention plan. No information regarding the infiltration basin
was provided.

WBK Engineering submitted a letter on May 27, 2025. They had six (6) comments including determining if the
wetlands are jurisdictional, providing a narrative describing existing and proposed conditions, providing a drain
tile study, and providing an easement over the property for vegetative management. WBK Engineering’s letter
is included as Attachment 16.

ACCESS

The application materials (Attachment 1, Page 10) and the site plan (Attachment 3) show a fifteen foot (15"
wide gravel road inside a twenty foot (20’) road easement on the southeast corner of the property. The entrance
off of Corneils Road will be forty feet (40’) wide.

PARKING AND INTERNAL TRAFFIC CIRCULATION
No permanent parking was proposed. There will be a staging area during construction.

LIGHTING
No lighting was proposed.

SIGNAGE
The Petitioner proposed installing one (1) sign at the vehicular access gate stating emergency contact
information (Attachment 1, Page 13).

GLARE
A glare study was provided as Attachment 13.

IMPACT ON PROPERTY VALUES
No information was provided regarding impacts on property values

ODORS
No odors were foreseen.

NOISE
A noise study was provided as Attachment 12.

RELATION TO OTHER SPECIAL USES
If approved, this would be the third special use permit for a commercial solar energy facility in unincorporated
Kendall County.

FINDINGS OF FACT-SPECIAL USE PERMIT

§ 36-119 of the Kendall County Code outlines findings that the Zoning Board of Appeals must make in order to
recommend in favor of the applicant on special use permit applications. They are listed below in italics. Staff
has provided findings in bold below based on the recommendation:

The establishment, maintenance, or operation of the special use will not be detrimental to or endanger the
public health, safety, morals, comfort, or general welfare. The Project will generate clean, renewable
electricity while producing no air, noise, or water pollution, or ground contamination. The front portion
of the parcel closest to Corneils Road will be retained for agricultural use and/or future residential use.
The Petitioner submitted a vegetative management plan outlining the types of vegetation that will be
planted, the timing of planting, and a maintenance plan for the vegetation.

RPC Memo — Prepared by Matt Asselmeier — June 18, 2025 Page 7 of 10
72



The special use will not be substantially injurious to the use and enjoyment of other property in the immediate
vicinity for the purposes already permitted, nor substantially diminish and impair property values within the
neighborhood. The Zoning classification of property within the general area of the property in question shall be
considered in determining consistency with this standard. The proposed use makes adequate provisions for
appropriate buffers, landscaping, fencing, lighting, building materials, open space and other improvements
necessary to insure that the proposed use does not adversely impact adjacent uses and is compatible with the
surrounding area and/or the County as a whole. The proposal will not interfere with the use and enjoyment
of nearby properties. The surrounding properties are zoned A-1 and various residential classifications
and will not be prevented from continuing any existing use or from pursuing future uses. The proposal’s
operations would be quiet and minimal traffic will occur after installation is completed. The solar
panels are setback from Corneils Road and screened by vegetation from neighboring houses to avoid
negative visual impacts.

Adequate utilities, access roads and points of ingress and egress, drainage, and/or other necessary facilities
have been or are being provided. The proposal will have adequate utility interconnections designed in
collaboration with ComEd. The proposal does not require water, sewer, or any other public utility
facilities to operate. The Petitioner will also build all roads and entrances at the facility and will enter
into an agreement with Bristol Township regarding road use. After initial construction traffic, landscape
maintenance and maintenance to the project components are anticipated to occur on an as-needed
basis, consistent with the vegetative management plan. Existing traffic patterns will not be impacted in
the post-construction operations phase. While no drain tile is believed to be on the subject property,
damaged drain tile will be repaired as outlined in the Agricultural Impact Mitigation Agreement and a
condition attached to this special use permit.

The special use shall in all other respects conform to the applicable regulations of the district in which it is
located, except as such regulations may in each instance be modified by the County Board pursuant to the
recommendation of the Zoning Board of Appeals. If the requested variance is granted, the proposal meets
all applicable regulations.

The special use is consistent with the purpose and objectives of the Land Resource Management Plan and
other adopted County or municipal plans and policies. The proposal is also consistent with a goal and
objective found on page 3-4 of the Land Resource Management Plan, “Support the public and private
use of sustainable energy systems (examples include wind, solar, and geo-thermal).” However, the
proposal is located on property classified as Residential on the Future Land Use Map and the Kendall
County Regional Planning Commission recommended denial of similar proposals.

FINDINGS OF FACT-VARIANCE

§36-39 of the Kendall County Code outlines findings that the Zoning Board of Appeals must make in order to
grant variations. They are listed below in italics. Staff has provided findings in bold below based on the
recommendation:

The particular physical surroundings, shape, or topographical condition of the specific property involved would
result in a particular hardship or practical difficulty upon the owner if the strict letter of the regulations were
carried out. The subject property is located within one point five (1.5) miles of the United City of Yorkville.
Information was provided stating that the United City of Yorkville did not wish to annex the property or
enter into a pre-annexation agreement.

The conditions upon which the requested variation is based would not be applicable, generally, to other property
within the same zoning classification. Other A-1 zoned properties within one point five (1.5) miles of a
municipality could request a similar variance, if the municipality refuses to annex or enter into a pre-
annexation agreement.

The alleged difficulty or hardship has not been created by any person presently having an interest in the
property. The difficulty was created because the United City of Yorkville did not wish to enter into a pre-
annexation agreement or annex the property.

The granting of the variation will not materially be detrimental to the public welfare or substantially injurious to
other property or improvements in the neighborhood in which the property is located. Granting the variance
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would not be detrimental to the public or substantially injurious to other properties.

That the proposed variation will not impair an adequate supply of light and air to adjacent property, or
substantially increase the congestion in the public streets or increase the danger of fire, or endanger the public
safety or substantially diminish or impair property values within the neighborhood. The proposed variance
would not impair light or air on adjacent property, cause congestion, increase the danger of fire, or
negatively impact property values.

RECOMMENDATION

Given that the Kendall County Regional Planning Commission previously recommended denial of proposals on
properties classified as Residential on the County’s Future Land Use Map, and because of lack of clarity in
State law regarding using the LaSalle and Sinclar Factors in evaluating applications of special use permits for
commercial solar facilities, Staff's recommendation is neutral. Assuming that conditions can be imposed on the
special use permit, the proposed conditions and restrictions are as follows:

1. The site shall be developed substantially in accordance with the submitted site plan (Attachment 3),
vegetative management plan (Attachment 4), decommissioning plan (Attachment 5), road access plan
(yet to be submitted), and Agricultural Impact Mitigation Agreement (Attachment 6). The Black Hills
Spruce shall be planted in one (1) row and the Buttonbush shall be planted in a second row.

2. A variance to section 36-282(17)(a) of the Kendall County Code is hereby granted allowing a
commercial solar energy facility within one point five (1.5) miles of a municipality without an annexation
or pre-annexation agreement.

3. The developer and/or owner of the subject property allowed by this special use permit shall enter into
a community benefits agreement with Kendall County (Added at ZPAC).

4. In the event that the decommissioning bond is insufficient to cover the costs of decommissioning the
site as outlined in the decommissioning plan (Attachment 5), the owners of the subject property shall
not contest in court if the County wishes to obtain title to the subject property to cover the costs of
decommissioning the use allowed by this special use permit.

5. Within ninety (90) days of the approval of the special use permit, the owners of the subject property
shall dedicate a strip of land forty feet (40’) in depth along the southern property line to Bristol Township.
The Kendall County Planning, Building and Zoning Committee may grant an extension to this deadline.

6. None of the vehicles or equipment parked or stored on the subject property allowed by the special use
permit shall be considered agricultural vehicles or agricultural equipment.

7. All of the vehicles and equipment stored on the subject property allowed by the special use permit shall
be maintained in good condition with no deflated tires and shall be licensed if required by law.

8. Any structures, including solar arrays, constructed, installed, or used allowed by this special use permit
shall not be considered for agricultural purposes and must secure applicable building permits.

9. One (1) warning sign shall be placed near or on the entrance gate. This sign shall include, at minimum,
the address of the subject property and a twenty-four (24) hour emergency contact phone number.
Additional sighage may be installed, if required by applicable law.

10. KenCom and other applicable public safety agencies shall be supplied the access code to the Knox
Box/security gate.

11. Damaged drain tile will be repaired on a timeframe approved by the Kendall County Planning, Building
and Zoning Department.

12. The operators of the use allowed by this special use permit acknowledge and agree to follow Kendall
County’s Right to Farm Clause.

13. The property owner and operator of the use allowed by this special use permit shall follow all applicable
Federal, State, and Local laws related to the operation of this type of use.

RPC Memo — Prepared by Matt Asselmeier — June 18, 2025 Page 9 of 10
74



14.

15.

16.

Failure to comply with one or more of the above conditions or restrictions could result in the amendment
or revocation of the special use permit.

If one or more of the above conditions is declared invalid by a court of competent jurisdiction, the
remaining conditions shall remain valid.

This special use permit and variance shall be treated as a covenant running with the land and is binding
on the successors, heirs, and assigns as to the same special use conducted on the property.

ATTACHMENTS

CoNoORr~wWNE

Application Materials

Wetland Delineation Reports

Site Plan

Vegetative Management Plan

Decommissioning Information

Agricultural Impact Mitigation Agreement

January 27, 2025, Email from the United City of Yorkville
March 25, 2025, Email from the United City of Yorkville
April 2, 2025, Email from Bristol Township

10. State Historic Preservation Office Information

11. NRI Report

12. Noise Study

13. Glare Study

14. May 6, 2025 ZPAC Meeting Minutes (This Petition Only)

15. May 28, 2025, Kendall County Regional Planning Commission Minutes (This Petition Only)
16. May 27, 2025, Letter from WBK Engineering

17. June 2, 2025, Kendall County Zoning Board of Appeals Minutes (This Petition Only)

18. May 7, 2025, Bristol Township Meeting Minutes

19. June 12, 2025, Email from the United City of Yorkville

20. Community Benefit Agreement Template
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Decommissioning Costs Table
Project Name: USA Energy Independence 1 LLC

Date: Feb 17, 2025
Project Size 7.151 MW-DC | SMW-AC

Quantity Unit Unit Price  Line Item Price

Mobilization/Demobilization 1 Lump Sum  $33,114 $33,114
Mobilization was estimated to be approximately 7% of total cost of other itemns, This number was developed from speaking with
contractors,

Permitting
State Permits { Lump Sum  $10,000 $10,000
Subtotal Permitting $10,000

Decommissioning will require a SWPPP and SPCC plan, cost is an estimate of the permit preparation cost.

Civil Infrastructure

Removal Gravel Surfacing from Road 642.30 Cubic Yards  $2.59 $1,663.55
Haul Gravel Removed from Road 642.30 Cubic Yards $5.44 $3,494.09
Disposal of Gravel Removal from Road 959 Tons $0.00 $0.00
Removal Geotextile Fabric from Road Area 2,889 Square Yards $1.40 $4,044.44
Haul Geotech Fabric Removed from Beneath Access Roads 0.80 Tons $399 $3.18
Disposal of Geotech Fabric Removed from Beneath Access Roads 0.80 Tons $81.00 $64.53
Removal Culvert from Beneath Road l Each $1,200.00  $1,200.00
Haul Culvert Removed from Road 1 Each $3.99 $3.99
Disposal of Culverts 1 Each $24.30 $24.30
Grade Road Corridor (Re-spread Topsoil) 1,300 Linear Feet  $1.59 $2,067.00
Erosion and Sediment Coatrol for Road Restoration 1,300 Linear Feet  $3.29 $4,277.00
Till to Farmable Condition 0.597 Acres $402 87 $240.46
Removal of Security Fence 3.630 Linear Feet  $12.43 $45,120.90
Subtotal Civil Infrastructure $62,203.44
Structural Infrastructure

Removal Steel Foundation Posts (Arrays, Equipment, Met Towers) 1241 Each $1338 $16,606.94
Haul Tracker Steel Post 91 Tons $10.24 $933.65
Removal Fixed Tilt Racking 505 Each $20.00 $10,100.00
Haul Fixed Tilt Racking 118 Ton $10.24 $1,207.03
Subtotal Structural Infrastructure $28.847.62

Steel removal costs were calculated by using information from array manufacturers for installation rates and using the same rates to
calculate total days to remove equipment. Hauling calculations are based on the locations of metals recyclers

Electrical Collection/Transmission System

Removal of PV Modules 12,120 Each $5.27 $63,872.40
Haul PV Modules for Disposal 313 Tons $3.99 $1,250.02
Disposal of PV Modules 313 Tons $31.00 $25,376.25
Removal of Inverters 10 Each $48.00 $480.00
Removal of PCU Station (Inverters/Panelboard/Transformer) 1 Each $4,000.00  $4,000.00
Haul PCU Equipment to Recycler 1 Each $230.50 $230 50
Remove Equipment Pad and Foundations 1 Each $784.49 $784.49
Haul Concrete Foundations 10 Tons $3.99 $39.90
Disposal of Concrete from Transformer Foundation 10 Tons $81.00 $810.00
Remove, Haul, and Dispose of Timber Transmission Poles 7 Each $1,000.00 $7,000.00
Remove and Haul MV Power Cables 1100 Linear Feet  $18.14 $19,954.00
Removal of DC Collector System Cables (copper) S Per MWAC $1950.00  $9.750.00
Removal of Underground (AC) Cables 1250 Linear Foot  $2.70 $3,375 00
Load and Haul Cables for Recycling 12.02 Ton $8.25 $99.16
Subtotal Electrical Collection/Transmission System §137,021.71
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Electrical removal costs of PV Modules and Combiner Boxes were based on industry standards for installation rates of a two man work

crew. PCU Station, MV Equipment and Scada Equipment removal cost are based on removal of equipment, concrete pads, and conduits
using a truck mounted crane and contractor provided information on installation rates. Cable removal assumed using trenching, standard
industry production rates.

Site Restoration

Stabilized Construction Entrance | Each §2,000.00  $2,000.00
Perimeter Controls 3,630 Linear Feet  $3.29 $11,942.70
Till to farmable condition at array areas and basin 20 Acres $150.48 $3,009 60
Clearing and grubbing for Trees 0.44 Acres $7.25943 83,194 15
Remove Sedimentation Basin 1 Each $2332.60 $2,332.60
Subtotal Site Restoration $22,479.05

Site restoration costs are based on past solar project experience.

Project Mapagement

Project Manager - halftime 25 Weeks $1,900.00  $47,500.00
Superintendent 25 Weeks $3,525.00  $88,125.00
Field Engineer 25 Weeks $2325.00 $58,12500
Clerk 25 Weeks $750.00 $18,750.00
Subtotal Project Management $212,500.00
Standard industry weekly rates from RS Means 2 week schedule used

Subtotal Demolition/Removals $506,165.45
Contingency (10%) $50,616.55
Total Demolition/Removals $556,782.00
Salvage

Fencing 51 Tons $348.75 $17.723.48
Steel Posts 91 Tons $348 75 $31,797.79
Module Racking 118 Tons $348.75 $41,108.65
PV Modules 12,120 Each $32.76 $397,051.20
Inverters and Transformers L Each $8,904.18  $8,904.18
Scada Equipment 1 Each $1,000.00  $1,000.00
DC Collection Lines 27,000 Pounds $0.75 $£20,250.00
AC Collection Lines 18000 Pounds $0.38 $6,840.00

Salvage values are a combination of the following factors; current markel metal salvage prices, current secondary market for solar panel
module recycling, discussions with national companies that specialize in recycling and reselling electrical transformers and inverters, and
the assumption that carc is taken to prevent any damage or breakage of equipment

Subtotal Salvage $524,675.30
Net Demolition Minus Salvage $32,106.70
Notes:

1. Prices used in znalysis are estimated based on research of current average costs and salvage values,
2, Prices provided are estimates and may fluctuate over the life of the project.
3. Contractor means and methods may vary and price will be affected by these.
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STANDARD AGRICULTURAL IMPACT MITIGATION AGREEMENT
between
USA Eneryy Indegeadence (, LLE

and the
ILLINOIS DEPARTMENT OF AGRICULTURE
Pertaining to the Construction of a Commercial Solar Energy Facllity
in
Kendail County, lilinois

Pursuant to the Renewable Energy Facilities Agricultural Impact Mitigation Act (505 ILCS 147),
the following standards and policies are required by the lilinois Department of Agriculture (IDOA)
to help preserve the integrity of any Agricultural Land that is impacted by the Construction and
Deconstruction of a Commercial Solar Energy Facility. They were developed with the cooperation
of agricultural agencies, organizations, Landowners, Tenants, drainage contractors, and solar
energy companies to comprise this Agricuitural Impact Mitigation Agreement (AIMA).

USA Eneqpy Ledepeadance litic hereafter referred to as Commercial Solar Energy
Facility Owner, or simply as Facility Owner, plans fo develop and/or operate a _&
Commercial Solar Energy Facility in_ikenda/l  County [GPS Coordinates:&fﬁm
which will consist of up t02@.&.  acres that will be covered by solar facility related components,
such as solar panel arrays, racking systems, access roads, an onsite underground collection
system, inverters and transformers and any affiliated electric transmission lines. This AIMA is
made and entered between the Facility Owner and the IDOA.

If Construction does not commence within four years after this AIMA has been fully executed, this
AIMA shall be revised, with the Facility Owner’s input, to reflect the IDOA's most current Solar
Farm Construction and Deconstruction Standards and Policies. This AIMA, and any updated
AIMA, shall be filed with the County Board by the Facility Owner prior to the commencement of
Construction.

The below prescribed standards and policies are applicable to Construction and Deconstruction
activities accurring partially or wholly on privately owned agricultural land.

Conditions of the AIMA

The mitigative actions specified in this AIMA shall be subject to the following conditions:

A. All Construction or Deconstruction activities may be subject to County or other local
requirements. However, the specifications outlined in this AIMA shall be the minimum
standards applied to all Construction or Deconstruction activities. IDOA may utilize any legal
means to enforce this AIMA.

B. Except for Section 17. B. through F., all actions set forth in this AIMA are subject to
modification through negotiation by Landowners and the Facility Owner, provided such
changes are negotiated in advance of the respective Construction or Deconstruction
activities.

C. The Facility Owner may negotiate with Landowners to carry out the actions that Landowners
wish to perform themselves. In such instances, the Facility Owner shall offer Landowners
the area commercial rate for their machinery and labor costs.

Standard Solar AIMA V.8.19.19
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Standard Solar Agricultural impact Mitigation Agreement

D. Al provisions of this AIMA shall apply to associated future Construction, maintenance,
repairs, and Deconstruction of the Facility referenced by this AIMA.

E. The Facility Owner shall keep the Landowners and Tenants informed of the Facility's
Construction and Deconstruction status, and other factors that may have an impact upon
their farming operations.

F. The Facility Owner shall include a statement of its adherence to thie AIMA in any
environmental assessment and/or environmental impact statement.

G. Execution of this AIMA shall be made a condition of any Conditional/Special Use Permit.
Not less than 30 days prior to the commencement of Construction, a copy of this AIMA shall
be provided by the Facllity Owner to each Landowner that is party to an Underlying
Agreement. |n addition, this AIMA shall be incorporated into each Underlying Agreement.

H. The Facility Owner shall implement all actions to the extent that they do not conflict with the
requirements of any applicable federal, state and local rules and regulations and other
permits and approvals that are obtained by the Facility Owner for the Facility.

l. No later than 45 days prior to the Construction and/or Decanstruction of a Facllity, the
Facility Owner ghall provide the Landowner(s) with a telephone number the Landowner can
call to alert the Facility Owner should the Landowner(s) have questions or concerns with the
wark which is being done or has been carried out on his/her property.

J.  ifthere is a change in ownership of the Facility, the Facility Owner assuming ownership of
the Facility shall provide written notice within 90 days of ownership transfer, to the
Department, the County, and to Landowners of such change. The Financial Assurance
requirements and the other terms of this AIMA shall apply to the new Facility Owner.

K. The Facility Owner shall comply with all local, state and federal laws and regulations,
specifically including the worker protection standards to protect workers from pesticide

exposure.

L. Within 30 days of execution of this AIMA, the Facility Owner shall use Best Efforts to provide
the IDOA with a list of all Landowners that are party to an Underlying Agreement and known
Tenants of said Landowner who may be affected by the Facility. As the list of Landowners
and Tenants is updated, the Facility Owner shall notify the IDOA of any additions or
deletions.

M. If any provision of this AIMA is held to be unenforceable, no other provision shall be affected
by that holding, and the remainder of the AIMA shall be interpreted as if it did not contain
the unenforceable provision.

Definitions

Abandonment When Deconstruction has not been completed within 12 months
after the Commercial Solar Energy Facility reaches the end of its
useful life. For purposes of this definition, a Commercial Solar
Energy Facility shall be presumed to have reached the end of its
useful life if the Commaercial Solar Energy Facility Owner fails, for a
period of 6 consecutive months, to pay the Landowner amounts
owed in accordance with an Underlying Agreement.

Page 2 of 12 Standard Solar AIMA V.8.19.19
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Standard Solar Agriculiural Impact Mitigation Agreement

Aboveground Cable

Agricultural Impact
Mitigation Agreement
(AIMA)

Agricultural Land

Best Efforts

Commercial Operation Date

Commercial Solar
Energy Facility (Facility)

Commercial Solar Energy
Facility Owner

deemed (Facility Owner)
County

Construction

Cropland

Page 3 of 12

Electrical power lines installed above ground surface to be utilized
for conveyance of power from the solar panels to the solar facility
inverter and/or point of interconnection to utility grid or customer
electric meter.

The Agreement between the Facility Owner and the lllinois
Deapartment of Agriculture (IDOA) described herein.

Land used for Cropland, hayland, pastureland, managed
woodlands, truck gardens, farmsteads, commercial ag-related
facilities, feedlots, livestock confinement systems, land on which
farm buildings are located, and land in government conservation
programs used for purposes as set forth above.

Diligent, good faith, and commercially reasonable efforts to achieve
a given objective or obligation.

The calendar date of which the Facilty Owner notifies the
Landowner, County, and IDOA in writing that commercial operation
of the facility has commenced. If the Facility Owner fails fo provide
such notifications, the Commercial Operation Date shall be the
execution date of this AIMA plus 6 months.

A solar energy conversion facility equal to or greater than 500
kilowatts in total nameplate capacity, including a solar energy
conversion facility seeking an extension of a pemit to construct
granted by a county or municipality before June 29, 2018.
“Commercial solar energy facility” does not include & solar energy
conversion facility. (1) for which a permit to construct has been
issued before June 29, 2018, (2) that is located on land owned by
the commercial solar energy facility owner; (3) that was constructed
before June 29, 2018, or (4) that is located on the customer side of
the customer's electric meter and is primarily used to offset that
customer's electricity load and is limited in nameplate capacity to
less than or equal to 2,000 kitowatts.

A person or entity that owns a commercial solar energy facility. A
Commercial Solar Energy Facility Owner is not nor shall it be
to be a pubilic utility as defined in the Public Utilities Act.

The County or Counties where the Commercial Sclar Energy
Facility is located.

The installation, preparation for installation and/or repair of a
Facility.

Land used for growing row crops, small grains or hay; includes iand
which was formerly used as cropland, but is currently enrolied in a

government conservation program; also includes pastureland that
is classified as Prime Farmland.
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Standard Sofar Agricultural Impact Mitigation Agreement

Deconstruction

Deconstruction Plan

Department

Financial Assurance

Landowner

Prime Farmiand

Professional Engineer

Soil and Water
Conservation District
{(SWCD)

Tenant

Topsoil

Underlying Agreement

Page 40of 12

The removal of a Facility from the property of a Landowner and the
restoration of that properly as provided in the AIMA.

A plan prepared by a Professional Engineer, at the Facility’s
expense, that includes:

(1) the estimated Deconstruction cost, in current dollars at the
time of filing, for the Facility, considering among other things:

i. the number of solar panels, racking, and related facilities
involved;

ii. the original Construction costs of the Facility;

ii. the size and capacity, in megawatts of the Facility;

iv. the salvage value of the facilities (if all interests in salvage
value are subordinate to that of the Financial Assurance
holder if abandonment occurs);

v. the Construction method and techniques for the Facility
and for other similar facilities; and

(2) a comprehensive detailed description of how the Facility
Owner plans to pay for the Deconstruction of the Facility.

The lllinois Department of Agricuiture (IDOA).

A reclamation or surety bond or other commercially available
financial assurance that is acceptable to the County, with the
County or Landowner as beneficiary.

Any person with an ownership interest in property that is used for
agricultural purposes and that is party to an Underlying Agreement.

Agricuitural Land comprised of soils that are defined by the USDA
Natural Resources Conservation Service (NRCS) as "Prime
Farmland” (generally considered to be the most productive soils
with the least input of nutrients and management).

An engineer licensed to practice engineering in the State of lllinois.

A unit of tocal government that provides technical and financial
assistance to eligible Landowners for the conservation of soif and
water resources.

Any person, apart from the Facility Owner, lawfully residing or
leasing/renting land that is subject to an Underlying Agreement.

The uppermost layer of the soil that has the darkest color or the
highest content of organic matter; more specifically, it is defined as
the "A" horizon.

The written agreement between the Facilty Owner and the
Landowner(s) including, but not limited to, an easement, option,
lease, or license under the terms of which another person has
constructed, constructs, or intends to construct a Facility on the
property of the Landowner.
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Standard Solar Agricultural Impact Mitigation Agreement

Underground Cable Electrical power lines installed below the ground surface to be
utilized for conveyance of power within a Facility or from a
Commercial Solar Energy Facility to the electric grid.

USDA Nalural Resources  An agency of the United States Department of Agriculture that
Conservation Service provides America’s farmers with financial and technical assistance
(NRCS) to aid with natural resources conservation,

Construction and Deconstruction Standards and Policies

1. Support Structures

A. Only single pole support structures shall be used for the Construction and operation
of the Facility on Agricultural Land. Other types of support structures, such as lattice
towers or H-frames, may be used on nonagricultural land.

B. Where a Facility’s Aboveground Cable wili be adjacent and parallel to highway and/or
railroad right-of-way, but on privately owned property, the support structures shall be
placed as close as reasonably practicable and allowable by the applicable County
Engineer or other applicable authorities to the highway or railroad right-of-way. The
only exceptions may be at jogs or weaves on the highway alignment or along highways
or railroads where transmission and distribution lines are already present.

C. When it is not possible to locate Aboveground Cable next to highway or railroad right-
of-way, Best Efforts shall be expended to place all support poles in such a manner to
minimize their placement on Cropland (i.e., longer than normal above ground spans
shall be utilized when traversing Cropland).

2. Aboveground Facllities

Locations for facilities shall be selected in a manner that is as unobtrusive as reasonably
possible to ongoing agricultural activities occurring on the land that contains or is adjacent
to the Facility.

3. Guy Wires and Anchors

Best Efforts shall be made to place guy wires and their anchors, if used, out of Cropland,
pastureland and hayland, placing them instead along existing utilization lines and on land
other than Cropland. Where this is not feasible, Best Efforts shall be made to minimize
guy wire impact on Cropland. All guy wires shall be shieided with highly visible guards.

4. Underground Cabling Depth

A. Underground electrical cables located outside the perimeter of the (fence) of the solar
panels shall be buried with:

1. a minimum of 5 feet of top cover where they cross Cropland.

2. a minimum of 5 feet of top cover where they cross pastureland or other non-
Cropland classified as Prime Farmliand.

3. a minimum of 3 feet of top cover where they cross pastureland and other
Agricultural Land not classified as Prime Farmiand.
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Standard Solar Agricultural Impact Mitigation Agreement

C.

4. aminimum of 3 fest of top cover where they cross wooded/brushy land.

Provided that the Facility Owner removes the cables during Deconstruction,
underground electric cables may be installed to a minimum depth of 18 inches:

1. Within the fenced perimeter of the Facility; or

2. When buried under an access road assaciated with the Facility provided that the
location and depth of cabling is clearly marked at the surface.

If Underground Cables within the fenced perimeter of the solar panels are installed to
a minimum depth of 5 feet, they may remain in place after Deconstruction.

§. Topsoil Removal and Replacement

A

Any excavation shall be performed in a manner to preserve topscil. Best Efforts shall
be made to store the topsoil near the excavation site in such a manner that it will not
become intermixed with subsoil materials.

Best Efforts shall be made to store all disturbed subsoil material near the excavation
site and separate from the topsoil.

When backfilling an excavation site, Best Efforts shail be used to ensure the stockpiled
subsoil material wit be placed back into the excavation site before replacing the
topsail.

Refer to Section 7 for procedures pertaining to rock removal from the subsoil and
topsoil.

Refer to Section 8 for procedures pertaining to the repair of compaction and rutting of
the topsoil.

Best Efforts shall be performed to place the topsoil in a manner so that after settling
occurs, the topsoil's original depth and contour will be restored as close as reasonably
practicable. The same shall apply where excavations are made for road, stream,
drainage ditch, or other crossings. In no instance shall the topsoil materials be used
for any other purpose unless agreed to explicitly and in writing by the Landowner.

Based on the mutual agreement of the landowner and Facility Owner, excess soil
material resulting from solar facility excavation shall either be removed or stored on
the Landowners property and reseeded per the applicable National Pollution
Discharge Elimination System (NPDES) permit/Stormwater Pollution Prevention Plan
(SWPPP). After the Facility reaches the end of its Useful Life, the excess subsail
material shall be returned to an excavation site or removed from the Landowner's
property, uniess otherwise agreed to by Landowner.

6.  Rerouting and Permanent Repair of Agricultural Drainage Tiles

The following standards and policies shall apply to underground drainage tile line(s)
directly or indirectly affected by Construction and/or Deconstruction:

A.

Prior to Construction, the Facility Owner shall work with the Landowner to identify
drainage tile lines traversing the property subject to the Underlying Agreement to the
extent reasonably practicable. All drainage tile lines identified in this manner shall be
shown on the Construction and Deconstruction Plans.
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Standard Solar Agricultural Impact Mitigation Agreement

B. The location of all drainage tile lines located adjacent to or within the footprint of the
Facility shall be recorded using Global Positioning Systems (GPS) technology. Within
60 days after Construction is complete, the Facilty Owner shall provide the
Landowner, the IDOA, and the respective County Soil and Water Conservation District
(SWCD) with "as built” drawings (strip maps) showing the location of all drainage tile
lines by survey station encountered in the Construction of the Facility, including any
tile line repair location(s), and any underground cable installed as part of the Facility.

C. Maintaining Surrounding Area Subsurface Drainage

If drainage tile lines are damaged by the Facility, the Facility Owner shall repair the
lines or install new drainage tile line(s) of comparable quality and cost to the original(s),
and of sufficient size and appropriate slope in locations that limit direct impact from the
Facility. If the damaged tile lines cause an unreasonable disruption to the drainage
system, as determined by the Landowner, then such repairs shall be made promptly
¢ to ensure appropriate drainage. Any new line(s) may be located outside of, but
adjacent to the perimeter of the Facility. Disrupted adjacent drainage tile lines shall be
attached thereto to provide an adequate outlet for the disrupted adjacent tile lines.

D. Re-establishing Subsurface Drainage Within Facility Footprint

Following Deconstruction and using Best Efforts, if underground drainage tile lines
were present within the footprint of the facility and were severed or otherwise damaged
during original Construction, facility operation, and/or facility Deconstruction, the
Facility Owner shall repair existing drainage tiles or install new drainage tile lines of
comparable quality and cost to the original, within the footprint of the Facility with
sufficient capacity to restore the underground drainage capacity that existed within the
footprint of the Facility prior to Construction, Such installation shall be completed
within 12 months after the end of the useful life of the Facility and shall be compliant
with Figures 1 and 2 to this Agreement or based on prudent industry standards if
agreed to by Landowner.

E. Ifthere is any dispute between the Landowner and the Facility Owner on the method
of permanent drainage tiie line repair, the appropriate County SWCD's opinion shall
be considered by the Facility Owner and the Landowner.

F. During Deconstruction, all additional permanent drainage tile line repairs beyond those
included above in Section 6.D. must be made within 30 days of identification or
notification of the damage, weather and soil conditions permitting. At other times, such
repairs must be made at a time mutually agreed upon by the Facility Owner and the
Landowner. If the Facility Owner and Landowner cannot agree upon a reasonable
method to complete this restoration, the Facility Owner may implement the
recommendations of the appropriate County SWCD and such implementation
constitutes compliance with this provision.

G. Following completion of the work required pursuant to this Section, the Facility Owner
shall be responsible for correcting all drainage tile line repairs that fail due to
Construction and/or Deconstruction for one year following the completion of
Construction or Deconstruction, provided those repairs were made by the Facility
Owner. The Facility Owner shall not be responsible for drainage tile repairs that the
Facility Owner pays the Landowner to perform.
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Standard Solar Agricultural Impact Mitigation Agreement

7.

Rock Removal

With any excavations, the following rock removal procedures pertain only to rocks found
in the uppermost 42 inches of sail, the common freeze zone in lilinois, which emerged or
were brought to the site as a result of Construction and/or Deconstruction.

A

Before replacing any topsoil, Best Efforts shall be taken to remove all rocks greater
than 3 inches in any dimension from the surface of exposed subsoil which emerged or
were brought to the site as a result of Construction and/or Deconstruction.

If trenching, blasting, or boring operations are required through rocky terrain,
precautions shall be taken to minimize the potential for oversized rocks to become
interspersed in adjacent soil material.

Rocks and soil containing rocks removed from the subsoil areas, topsoil, or from any
excavations, shall be removed from the Landowner's premises or disposed of on the
Landowner’s premises at a location that is mutually acceptable to the Landowner and
the Facility Owner.

Repair of Compaction and Rutting

A

Unless the Landowner opts to do the restoration work on compaction and rutting, after
the topsoil has been replaced post-Deconstruction, all areas within the boundaries of
the Facility that were traversed by vehicles and Construction and/or Deconstruction
equipment that exhibit compaction and rutting shall be restored by the Facility Owner.
All prior Cropland shafl be ripped at least 18 inches deep or to the extent practicable,
and all pasture and woodland shall be ripped at least 12 inches deep or to the extent

- practicable. The existence of drainage file lines or underground utilities may

necessitate less ripping depth. The disturbed area shall then be disked.

All ripping and digking shall be done at a time when the soil is dry enough for normal
tillage operations to occur on Cropland adjacent to the Facility.

The Facllity Owner shall restore all rutted land to a condition as close as possible to
its original condition upon Deconstruction, unless necessary earlier as determined by
the Landowner.

If there is any dispute between the Landowner and the Facility Owner as to what areas
need to be ripped/disked or the depth at which compacted areas should be
ripped/disked, the appropriate County SWCD's opinion shall be considered by the
Facility Owner and the Landowner.

Construction During Wet Weather

Except as provided below, construction activities are not allowed on agricultural land
during times when normal farming operations, such as plowing, disking, planting or
harvesting, cannot take place due to excessively wet soits. With input from the {andowner,
wet weather conditions may be determined on a field by field basis.

A

Construction activities on prepared surfaces, surfaces where topsoil and subsoil have
been removed, heavily compacted in preparation, or otherwise stabilized (e.g. through
cement mixing) may occur at the discretion of the Facility Owner in wet weather
conditions.
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Standard Solar Agricultural Impact Mitigation Agreement

10.

11.

12

13.

14.

B. Construction activities on unprepared surfaces will be done only when work will not
result in rutting which may mix subsoil and topsoil. Determination as to the potential
of subscil and topsoil mixing will be made in consuitation with the underlying
Landowner, or, if approved by the Landowner, his/her designated tenant or designee.

Prevention of Soil Erosion

A. The Facility Owner shall work with Landowners and create and follow a SWPPP to
prevent excessive erosion on land that has been disturbed by Construction or
Deconstruction of a Facility.

B. If the Landowner and Facility Owner cannot agree upon a reasonable method to
control erosion on the Landowner's property, the Facility Owner shall consider the
recommendations of the appropriate County SWCD to resolve the disagreement.

C. The Facility Owner may, per the requirements of the project SWPPP and in
consultation with the Landowner, seed appropriate vegetation around all panels and
other facility components to prevent erosion. The Facility Owner must utilize Best
Efforts to ensure that all seed mixes will be as free of any noxious weed seeds as
possible. The Facility Owner shall consuit with the Landowner regarding appropriate
varieties to seed.

Repair of Damaged Soil Conservation Practices

Consultation with the appropriate County SWCD by the Facility Owner shall be caried out
to determine if there are soil conservation practices (such as terraces, grassed waterways,
etc.) that will be damaged by the Construction andfor Deconstruction of the Facility. Those
conservation practices shall be restored to their preconstruction condition as close as
reasonably practicable following Deconstruction in accordance with USDA NRCS
technical standards. All repair coste shall be the responsibility of the Facility Owner.

Compensation for Damages to Private Property

The Facility Owner shall reasonably compensate Landowners for damages caused by the
Facility Owner. Damage to Agricultural Land shall be reimbursed to the Landowner as
prescribed in the applicable Underlying Agreement.

Clearing of Trees and Brush

A. If trees are to be removed for the Construction or Deconstruction of a Facility, the
Facility Owner shall consult with the Landowner to determine if there are trees of
commercial or other value to the Landowner.

B. If there are trees of commercial or other value to the Landowner, the Facility Owner
shall allow the Landowner the right to retain ownership of the trees to be removed and
the disposition of the removed trees shall be negotiated prior to the commencement
of land clearing.

Access Roads

A. To the extent practicable, access roads shall be designed to not impede surface
drainage and shall be built to minimize soil erosion on or near the access roads.
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Standard Solar Agricultural impact Mitigation Agreement

15.

16.

17.

B. Access roads may be Isft intact during Construction, operation or Deconstruction
through mutual agreement of the Landowner and the Facility Owner unless otherwise
restricted by federal, state, or local regulations.

C. If the access roads are removed, Best Efforts shall be expended to assure that the
land shall be restored to equivalent condition(s) as existed prior to their construction,
or as otherwise agreed to by the Facility Owner and the Landowner. All access roads
that are removed shall be ripped to a depth of 18 inches. All ripping shall be performed
consistent with Section 8.

Weed/Vegetation Control

A. The Facility Owner shall provide for weed control in a manner that prevents the spread
of weeds. Chemical control, if used, shall be done by an appropriately licensed
pesticide applicator.

B. The Facility Owner shall be responsible for the reimbursement of all reasonable costs
incurred by owners of agricuitural land where it has been determined by the
appropriate state or county entity that weeds have spread from the Facility to their
property. Reimbursement is contingent upon written notice to the Facility Owner.
Facility Owner shall reimburse the property owner within 45 days after notice is
received.

C. The Facility Owner shall ensure that all vegetation growing within the perimeter of the
Facility is properly and appropriately maintained. Maintenance may include, but not be
limited to, mowing, trimming, chemical control, or the use of livestock as agreed to by
the Landowner.

D. The Deconstruction plans must include provisions for the removal of all weed control
equipment used in the Facility, including weed-control fabrics or other ground covers,

Indemnification of Landowners

The Facility Owner shall indemnify all Landowners, their heirs, successors, legal
representatives, and assigns from and against all claims, injuries, suits, damages, costs,
losses, and reasonable expenses resulting from or arising out of the Commercial Solar
Energy Facility, including Construction and Deconstruction thereof, and also including
damage to such Facility or any of its appurtenances, except where claims, injuries, suits,
damages, costs, losses, and expenses are caused by the negligence or intentional acts,
or willful omissions of such Landowners, and/or the Landowners heirs, successors, legal
representatives, and assigns.

Deconstruction Plans and Financial Assurance of Commercial Solar Energy
Facllities

A. Deconstruction of a Facility shall include the removal/disposition of all solar related
equipment/facilities, including the following utilized for operation of the Facility and
located on Landowner property:

1. Solar panels, cells and modules;

2. Solar panel mounts and racking, including any helical piles, ground screws,
ballasts, or other anchoring systems;

3. Solar panel foundations, if used (to depth of 5 feet);
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4. Transformers, inverters, energy storage facilities, or substations, including all
components and foundations; however, Underground Cables at a depth of 5 feet
or greater may be left in place;

5. Overhead collection system components;

6. Operations/maintenance buildings, spare parts buildings and substation/switching
gear buildings unless otherwise agreed to by the Landowner;

7. Access Road(s) unless Landowner requests in writing that the access road is to
remain;

8. Operation/maintenance yard/staging area unless otherwise agreed to by the
Landowner; and

9. Debris and litter generated by Deconstruction and Deconstruction crews.

B. The Facility Owner shall, at its expense, complete Deconstruction of a Facility within
twelve (12) months after the end of the useful life of the Facliity.

C. During the County permit process, or if none, then prior to the commencement of
construction, the Facility Owner shall file with the County a Deconstruction Plan. The
Facility Owner shall file an updated Deconstruction Plan with the County on or before
the end of the tenth year of commercial operation.

D. The Facility Owner shali provide the County with Financial Assurance to cover the
estimated costs of Deconstruction of the Facility. Provision of this Financial Assurance
shall be phased in over the first 11 years of the Project's operation as follows:

1. On or before the first anniversary of the Commercial Operation Date, the Facility
Owner shail provide the County with Financial Assurance to cover ten (10) percent
of the estimated costs of Deconstruction of the Facility as determined in the
Deconstruction Plan.

2. On or before the sixth anniversary of the Commercial Operation Date, the Facility
Owner shall provide the County with Financial Assurance to cover fifty (50) percent
of the estimated costs of Deconstruction of the Faciiity as determined in the
Deconstruction Plan.

3. On or before the eleventh anniversary of the Commercial Operation Date, the
Facility Owner shall provide the County with Financial Assurance to cover one
hundred (100) percent of the estimated costs of Deconstruction of the Facility as
determined in the updated Deconstruction Plan provided during the tenth year of
commercial operation.

The Financial Assurance shall not release the surety from liability until the Financial
Assurance is replaced. The salvage value of the Facility may only be used to reduce
the estimated costs of Deconstruction if the County agrees that all interests in the
salvage value are subordinate or have been subordinated to that of the County if
Abandonment occurs.
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E. The County may, but is not required to, reevaluate the estimated costs of
Deconstruction of any Facility after the tenth anniversary, and every five years
thereafter, of the Commercial Operation Date. Based on any reevaluation, the County
may require changes in the level of Financial Assurance used to calculate the phased
Financia! Assurance levels described in Section 17.D. required from the Facility
Owner. if the County is unable to its satisfaction to perform the Investigations
necessary to approve the Deconstruction Pian filed by the Facility Owner, then the
County and Facility may mutually agree on the selection of a Professional Engineer
independent of the Facility Owner to conduct any necessary investigations. The
Facility Owner shall be responsible for the cost of any such investigations.

F. Upon Abandonment, the County may take all appropriate actions for Deconstruction
including drawing upon the Financial Assurance.

Concurrenc the Parties to thi A

The Hlinois Department of Agriculture and (s 4 Enemyy Ledepsncence !, Lo.¢  CONcur that this
AIMA is the complete AIMA governing the mitigation of agricultural impacts that may result from
the Construction and Deconstruction of the solar farm project in fead. U County within the
State of lllinais.

The effective date of this AIMA commences on the date of execution,

STATE OF ILLINOIS

DEPARTMENT OF AGRICULTURE USA Energy Independence |,LLC

e I

By Laniel ). Crosag—,

By Clay Nordsiek, Deputy General Counsel Address

By: Jerry Costello II, Director

801 E. Sangamon Avenue,
State Fairgrounds, POB 19281
Springfield, IL 62794-.9281

.jﬁa.ﬂLL 10 = , 2025

.2/ 7 2028
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FIGURE 2.
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MINUTES — UNOFFICIAL UNTIL APPROVED
KENDALL COUNTY
ZONING BOARD OF APPEALS MEETING
110 WEST MADISON STREET, COURT ROOM
YORKVILLE, IL 60560
June 2,2025-7:00 p.m.

CALL TO ORDER
Chairman Randy Mohr called the Zoning Board of Appeals meeting to order at 7:00 p.m.

ROLL CALL:

Members Present: Tom LeCuyer, Cliff Fox, Randy Mohr, Dick Thompson, lillian Prodehl, and Dick
Whitfield

Members Absent: Scott Cherry

Staff Present: Matthew Asselmeier, AICP, CFM, Director and Wanda Rolf, Office Assistant

Others Present: Dan Gorman

PETITIONS:
The Zoning Board of Appeals started their review of Petition 25-04 and opened a public hearing at 7:01

p.m.

Petition 25 — 04 — Daniel J. Gorman on Behalf of USA Energy Independence, LLC (Prospective Buyer)
and Stanley L. Zepelak on Behalf of the Lucaya Asset Management, LLC (Current Owner)
Request: Special Use Permit for a Commercial Solar Energy Facility and Variance to Section 36-

282(17)(a) of the Kendall County Code to Allow a Commercial Solar Energy Facility on
Land within One Point Five (1.5) Miles of Municipality without an Annexation

Agreement
PIN: 02-09-400-007
Location: Between 9417 and 9221 Corneils Road, Bristol, in Bristol Township
Purpose: Petitioner Would Like to Install a Commercial Solar Energy Facility; Property is Zoned A-1

Mr. Asselmeier summarized the request.

At their meeting on May 28, 2025, the Kendall County Regional Planning Commission voted to continue
their review of this proposal to their June 25, 2025, meeting. The Commission would like to get
comments from Yorkville and Bristol Township and they would like to give the State’s Attorney’s Office
time to complete their review of the community impact agreement template.

Chairman Mohr asked if the petition was sent to Bristol Township. He stated that traditionally the
townships are given a thirty (30) day notice. Mr. Asselmeier stated that it would be thirty (30) by the
next Zoning Board of Appeals hearing.

ZBA Meeting Minutes 6.2.25 Page 1 of 2
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Member LeCuyer made a motion, seconded by Member Whitfield, to continue this petition until
Yorkville’s comments are received.

The votes were as follows:
Ayes (6): LeCuyer, Mohr, Prodehl, Thompson, Whitfield, and Fox

Nays (0): None
Abstain (0): None
Absent (1): Cherry

The motion carried.

The proposal will go back to the Kendall County Regional Planning Commission on June 25, 2025, and
the Kendall County Zoning Board of Appeals hearing will be continued to June 30, 2025.

The Zoning Board of Appeals completed their review of Petitions 25-04 and recessed the public hearing
at 7:01 p.m.

PUBLIC COMMENTS
Mr. Asselmeier reported that Petition 25-04 will be only Petition on the agenda for the June 30, 2025,
hearing.

Chairman asked if the United City of Yorkville will annex the property involved with Petition 25-04. Mr.
Asselmeier stated that the project is still being reviewed by the United City of Yorkville.

ADJOURNMENT OF THE ZONING BOARD OF APPEALS
Member LeCuyer made a motion, seconded by Member Thompson, to adjourn.

With a voice vote of six (6) ayes, the motion carried.

The Zoning Board of Appeals meeting adjourned at 7:15 p.m.
Respectfully submitted by,

Matthew H. Asselmeier

Director of Planning, Building and Zoning

Exhibits
1. Memo on Petition 25-04 Dated May 29, 2025
2. Certificate of Publication and Green Cards from Mailing for Petition 25-04 (Not Included with
Report but on file in Planning, Building and Zoning Office)

ZBA Meeting Minutes 6.2.25 Page 2 of 2
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State of Hlinois
Kendall County,
Town of Bristol
Minutes ~Board of Town Trustees

Regular Meeting Wednesday, May 7th, 2025 @ 7:00 pm.

The BOARD OF TOWN TRUSTEES met at the office of the Town Clerk at Bristol
Township Hall on Wednesday, May 7th, 2025 @ 7:00 pm.

PRESENT: Robert Walker Supervisor-not present
Susan Perez Clerk
Gene Terry Town Trustee
Bill Weatherly Town Trustee
CoreyJohnson Town Trustee
Tammy Boehm Town Trustee
Jonathan Grote Deputy-Road District

Also Present: Twp. Sec. Susan Perez, Trustee Corey Johnson opened the meeting
with the pledge of Allegiance Clerk Perez took roll call.

Minutes of May 7th, 2025 meeting were presented Motion to
approve: Johnson
27d: Boehm
Aye: all Nays: None
Bills were presented for payment.
A. Motion to approve the Bills for payment: Johnson

2nd: Terry

Aye, No Nays
General Town: $10,843.02
Road & Bridge: $8,046.34
Permanent Road: $13,191.69
Total General Ast: $1,357.33

Mosquito Abatement: $15,958.00
Liability ins. Town: $11,319.00
Liability ins. R&b: $10,449.00

All Funds $71,164.38

Old Business: Entrprise energy (Daniel Gorman) township board should provide recommendation:
on solar plan for kendall county.Residents for it. Motions to apprv: Johnson,Weatherly. ALL YAY/ NC
NAY

Assessor. Report: Costco finished by end of year. All data center plans were approved.Tax bil
is out tax rate fell.

New Business: Approval budget for township, road and bridge approval at 6:30 pm.Motorcycle
awareness Proclamation,Discussion and vote to adopt resolution 2025 appeinting new IMRE
authorized agent. Johnson,Boahm

Supervisors Report: Overlay in Lynwood is complete.Geneva did great!

Highway Commissioner Report. NONE

Public Comments: NONE

With no other business to come before the board, Terry moved to adjourn, 2" Weatherly,

Aye: All, Nays: None Next meeting : June 4th, 2025 @ 7:00 pm

Clerk: Susan Perez TWP Clerk
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Matt Asselmeier

From: David Hansen <dhansen@yorkville.il.us>

Sent: Thursday, June 12, 2025 10:13 AM

To: Matt Asselmeier

Cc: Krysti Barksdale-Noble

Subject: RE: [External]PZC: 06-11-25 - 1.5 Mile Review (Gorman and Zepelak Solar Farm)
Hi Matt —

The Planning and Zoning Commission recommended approval (not to object) at a tally of 5-1. As previously mentioned,
the item will go to EDC July 1% and City Council July 8™,

Thank you,

David Hansen

Senior Planner

United City of Yorkville
651 Prairie Pointe Drive
Yorkville, Illinois 60560
%:(630) 553-8588
<(331) 400-3199

h www. vorkville.il.us

From: Matt Asselmeier <masselmeier@kendallcountyil.gov>

Sent: Thursday, June 12, 2025 9:54 AM

To: David Hansen <dhansen@yorkville.il.us>

Subject: RE: [External]PZC: 06-11-25 - 1.5 Mile Review (Gorman and Zepelak Solar Farm)

Dave:
What was the recommendation from last night’s meeting?
Thanks,

Matthew H. Asselmeier, AICP, CFM
Director

Kendall County Planning, Building & Zoning
807 West John Street

Yorkville, IL 60560-9249

PH: 630-553-4139

Fax: 630-553-4179

From: David Hansen <dhansen@vorkville.il.us>

Sent: Monday, June 9, 2025 12:24 PM

To: danielg@enterpriseenergy.com; Matt Asselmeier <masselmeier@kendallcountyil.cov>

Cc: Krysti Barksdale-Noble <knoble @yorkville.il.us>; Sara Mendez <smendez@yorkville.il.us>; bolson@yorkville.il.us
Subject: [External]PZC: 06-11-25 - 1.5 Mile Review (Gorman and Zepelak Solar Farm)
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COMMUNITY BENEFITS AGREEMENT

THIS COMMUNITY BENEFITS AGREEMENT (“Agreement”) is made this
___day of , 2025, between Ament Solar 1, LLC, a Delaware limited liability
company (the “Developer”) and the County of Kendall, Illinois, an Illinois body politic
(the “County”) (individually Developer and the County are each a “Party” and
collectively are the “Parties”).

WHEREAS, Developer proposes to construct, own and operate a solar farm at
parcels 05-16-300-006 and 05-17-400-005 and known as the Ament Solar 1, LLC
commercial solar energy project (the “Project”) in the County of Kendall, Illinois and
Developer has applied to the County for a special use permit for the Project;

WHEREAS, the Project will include a solar photovoltaic system and other
ancillary Project improvements to be installed in the County;

WHEREAS, Developer desires to participate in and contribute to the well-being
of the community;

WHEREAS, by this Agreement, Developer shall provide certain economic
benefits to the County in addition to those substantial economic benefits the Project will
already provide to the County and its citizens;

WHEREAS, Developer and County agree that this Agreement will provide
substantial benefits to the County and its citizens, and will serve to offset any possible
increased demand upon County services resulting from the operation of the Project; and

NOW THEREFORE, in consideration of the promises made herein and for other
good and valuable consideration, the receipt and sufficiency of which is hereby
acknowledged, the Parties hereby agree as follows:

1. The recitals are adopted and incorporated as material terms of this
Agreement.
2. On an annual basis during the commercial operation of the Project,

Developer shall contribute the amount of Fifteen Thousand Dollars ($15,000) to the County
(the “Contribution™), which is approximately $3,000 per megawatt of the Project.
“Commercial operation” shall mean the selling of electricity to a third-party purchaser on
a commercial basis (excluding the sale of test energy). The first Contribution shall be made
within thirty (30) days after the Project achieves commercial operation. Subsequent
Contributions shall be made on the yearly anniversary of the first annual payment, or on
such other calendar date as the Parties may agree. The Contribution shall increase by 5%
every five (5) years.

3. If the County does not approve the special use permit application for the
Project, and/or if Developer elects not to build the Project, then this Agreement shall
become null and void, and neither Party shall have any obligations hereunder. This
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Agreement does not constitute any promise or representation on behalf of the County that
the County will approve the special use permit application for the Project.

4. Upon termination of the commercial operation of the Project, the
Contribution shall cease and this Agreement shall terminate. Developer shall pay the full
annual Contribution for any calendar year during which the Project conducts commercial
operations.

5. This Agreement shall inure to the benefit of and be binding upon the
respective heirs, executors, administrators, assigns and successors of each Party. At the
time of any assignment by Developer, Developer shall provide written notice to the
County of the name, address, entity type and state of incorporation of the assignee, and
the name and address of the assignee’s registered agent in the State of Illinois. In the
event Developer assigns this Agreement, Developer shall remain obligated, as a
principal and not a guarantor, to the County with respect to all of Developer’s
obligations, duties, liabilities, and commitments under this Agreement, including the
obligation to make annual Contribution payments, unless and until the assignee agrees
to assume all of the Developer’s obligations, duties, liabilities, and commitments under
this Agreement and the County consents to that assumption by the assignee.

6. This Agreement may be executed in one or more counterparts, each of
which so executed shall be deemed to be an original and such counterparts together shall
constitute one and the same instrument.

7. Any written communication will be deemed to have been given or made on
the day on which it was delivered if it is received before 5:00 p.m. on the day in question
or, if such day is not a business day or if such written communication is received after 5:00
p.m., then delivery will be deemed to have occurred on the next following business day.
Either Party may from time to time change its address for service hereunder by notice to
the other Party. Any notice, request, demand or other instrument which may be required
or permitted to be delivered, given or served upon either Party will be sufficiently
delivered, given or served upon the Party in question, if in writing, and if either delivered
by hand or if sent by certified mail (return receipt requested), courier or nationally
recognized overnight delivery service mailed, in each case addressed as referenced below:

(A) In the case of County to:

County of Kendall
502 S Main Street
Yorkville IL 60560
Attn: County Clerk

(B) In the case of Developer to:

New Leaf Energy, Inc.
55 Technology Dr., Suite 102
Lowell, MA 01851
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Attn: Tom Ryan

8. Each Party acknowledges having obtained its own independent legal advice
with respect to this Agreement and the transactions contemplated hereby to the fullest
extent deemed necessary by each Party prior to its execution and delivery. There will be
no presumption that any ambiguity in this Agreement and any documents contemplated
hereby be resolved in favor of either of the Parties. The execution, delivery and
performance by the Parties of this Agreement has been duly authorized by all necessary
action and there are no approvals, authorizations, consents, or other action necessary to
authorize either Party’s execution and delivery of this Agreement.

9. This Agreement shall be governed by and be construed in accordance with
the laws of the State of Illinois. Any dispute arising from this Agreement shall be
adjudicated by the Circuit Court of Kendall County, Illinois.

IN WITNESS WHEREOF, this Agreement is executed effective as of the day and
year first above written.

AMENT SOLAR 1, LLC COUNTY OF KENDALL, ILLINOIS,
a Delaware limited liability company an Illinois body politic

By: 1115 Solar Development, LLC
Its sole member and manager

By: By:
Name: Name:
Title: Title:
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