
DeKalb County 

PLANNING & ZONING COMMITTEE 

Regular Meeting 

Gathertorium 

Wednesday February 23, 2022 – 6:30 p.m. 

Steve Faivre, Chairman 

 

 

1. CALL TO ORDER / ROLL CALL  

2. APPROVAL OF AGENDA 

3. APPROVAL OF MINUTES 
 

a. November 30, 2021 
 

4. PUBLIC COMMENT 
 

5. OLD BUSINESS  
 

6. NEW BUSINESS 
 

a. SPECIAL USE PERMIT – Request by Hilma Ruth and Thomas O'Donnell for a home 
occupation, in the form of a bakery business with a commercial kitchen, to be operated 
by their son. The property is located at 31775 Lanan Road, in Kingston Township and is 
zoned A-1, Agricultural District. Petition: KI-21-27 
 

b. SPECIAL USE PERMITS – Requests by FFP IL Community Solar, LLC (FFP) for 
approval of two Special Use Permits to establish and operate two adjacent, but separate, 
2-megawatt solar located on the north side of Preserve Road, approximately 1,500 feet 
east of University Road, in Shabbona Township. The first solar garden (SH-21-28) will be 
15.80-acres, and the second (SH-21-29) will be 17.85-acres.  

 
c. Solar Energy System Regulations - Discussion and Direction 

 
7. OTHER BUSINESS / REPORTS 

 
a. Meeting Time for 2022 

 
8. ADJOURNMENT 
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DeKalb County Government 

Sycamore, Illinois 

 

Planning and Zoning Committee Special Meeting 

(November 30, 2021) 

 

The Planning and Zoning Committee of the DeKalb County Board met on November 30, 2021 at 

5:00 pm in the DeKalb County Legislative Center, Gathertorium, in Sycamore, Illinois. In 

attendance were Committee Members: Tim Bagby, Steve Faivre, John Frieders, Jerry Osland, 

Craig Roman, and Larry West, and Community Development Department staff: Derek Hiland and 

Marcellus Anderson. Also in attendance were: County Board members Diane Leifheit and 

Ellingsworth Webb; Brian Gregory, DeKalb County Administrator; John Lyon; James Hutcheson; 

Brad Belanger; Katherine Androwski; John Lageman; Linda Tim; and, Katie Finlon, of the DeKalb 

County Chronicle.  

 

Call to Order / Roll Call 

 

Mr. Faivre, Planning and Zoning Committee Chair, called the meeting to order. Mr. Plote was 

absent, and Mr. Osland and Mr. Roman both arrived approximately fifteen minutes after the 

meeting began.  

 

Approval of Agenda 

 

Mr. West moved to approve the agenda, seconded by Mr. Bagby, and the motion carried 

unanimously.  

 

Approval of Minutes 

 

Mr. Bagby moved to approve the minutes of the October 27,2021 Planning and Zoning meeting, 

seconded by Mr. Frieders, and the motion carried unanimously.  

 

Public Comments 

 

Brad Belanger voiced his beliefs regarding the inadequacy of the existing solar ordinance to 

address the sort of large-scale solar farms, such as the ones recently approved. He asked that the 

Committee amend the proposed “Solar Cap” text amendment to set a maximum total acreage 

available for solar farms and gardens to 10,000 instead of the 18,000, and to include existing and 

approved projects in that total. Additionally, he requested that they also restrict the total allowed 

acres in any one township to 640. He finished by suggesting that the County also look at revising 

the existing solar ordinance to comprehensively address all of the concerns that had been raised.  

 

John Lyon read a statement in which he noted his belief that the recent decisions regarding large-

scale solar installations have negatively affected the County and compared future impact of the 

recently approved solar farms to that of the wind farm approved in the southern part of the County. 

He also requested the same amendments suggested by Mr. Belanger.  
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John Lageman expressed his opinions concerning the County Board’s recent decisions regarding 

large-scale solar projects, and stating his belief that the residents of the County were against such 

projects. He also requested the same amendments suggested by Mr. Belanger, and added his 

recommendation that any County Board members benefiting from solar to abstain from voting on 

solar issues.  

 

Linda Timm also requested the same amendments suggested by Mr. Belanger, and also asked that 

the County revise the existing solar ordinance.  

 

Katie Androwski reread her statement in which she states her concerns regarding the toxicity of 

solar panels, and the potential that the companies would leave abandoned solar farms to turn into 

brownfields. She voiced her concerns about Leeward’s lack of experience in running such a 

facility. She also opined that the non-participating land owners get nothing from these projects.  

 

Old Business -  

 

none 

 

New Business – Solar Cap Zoning Text Amendment 

 

Mr. Hiland noted that the Committee packet contained a memorandum detailing the proposed text 

amendment. He explained that the County Board had directed staff to prepare a text amendment 

to the solar energy system ordinance adding a limit to the maximum number of acres countywide 

that could be devoted to commercial solar projects. He reported that a public hearing was held on 

October 7, and that Hearing Officer Dale Clark had forwarded his Findings of Fact to the 

Committee in which he recommended approval of the text amendment, as amended by staff. He 

noted that proposed text amendment calls for a maximum of 18,000 acres, not to include those 

projects already approved by the County Board.  

 

Mr. Frieders inquired whether the County Board could just call a moratorium on future solar 

projects while the County Board conducts a comprehensive update of the Solar Energy Systems 

ordinance. Mr. Hiland recommended against taking such an action and explained why he did so. 

He also highlighted that process for a comprehensive review had not begun yet, and that it would 

require to do so sometime next year before any changes could be put in place. The Committee then 

had a brief discussion with Mr. Hiland comparing the process used to develop the wind farm 

regulations and the solar energy system regulations. Mr. West noted that he would prefer that a 

cap be put in place now, rather than waiting until an update of the solar energy system ordinance 

could be completed.  

 

Mr. Roman moved to recommend approval of the proposed solar cap text amendment, as amended 

by the Hearing Officer, seconded by Mr. West.  

 

Mr. West moved to amend the motion to change the maximum amount from 18,000 to 12,000, and 

to include existing/approved solar farms and gardens into this amount, seconded by Mr. Bagby.  
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The Committee clarified amongst themselves that Mr. West’s amendment would include the 

existing solar farms and gardens, but would exclude ancillary and private solar uses. The 

Committee also noted the County Board could always revisit these amounts at any time in the 

future it wishes.  

 

Mr. Bagby noted that the original proposed text amendment had a line calling out a date by which 

the County Board would review the effect of the new amendment in the future, and asked why it 

had been excised from the proposed text amendment. Mr. Hiland explained that the language for 

such reminders are more appropriate as a condition of approval listed in the adopting ordinance, 

rather than added as new text in the Zoning Ordinance.  

 

Mr. Frieders inquired whether the County Code contained any mechanism to keep any future solar 

farm projects from locating close the unincorporated Village of Clare, maybe imposing a greater 

setback than what is currently allowed. Mr. Hiland explained that the Special Use process required 

for solar farms does allow the County Board to establish greater than setbacks than what is called 

for in the County Code, but that doing so would not be advisable without a clear and pressing 

reason to do so. He then elaborated more on the Special Use process and what would and likely 

would not be appropriate to do.  

 

A roll call vote was taken on the motion to amend the motion of approval to change the maximum 

acreage to 12,000 and to include the existing and approved solar farms and gardens in this 

amount, and the motion was carried four (4) to two (2: Faivre, Roman). 

 

Mr. Roman inquired how many solar farm or garden applications were currently in process. Mr. 

Hiland responded that there were two solar garden applications in process. When asked about the 

size of the projects, Mr. Hiland responded he did not know offhand, but that most such projects 

were average about fifteen (15) acres.  

 

A roll call vote was taken on the amended motion of approval of the proposed text amendment 

forwarded by the Hearing Officer, and the motion was carried four (4) to two (2: Faivre, Roman). 

 

Other Business –  

none 

 

Adjournment  

 

Mr. Osland moved to adjourn the meeting, seconded by Mr. Frieders, and the motion carried 

unanimously. 

 

Respectfully submitted,  

 

 

 

_______________________________________________ 

Steve Faivre 

Chairman, Planning and Zoning Committee 
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 Community Development Department 

110 East Sycamore Street                    

     Sycamore, IL 60178                        

         (815) 895-7188                            

 communitydevelopment@dekalbcounty.org 

                      

 

 

MEMORANDUM 

 

TO:  Planning and Zoning Committee 

 

FROM: Marcellus Anderson 

Assistant Planner 

 

DATE: January 18, 2022 

 

SUBJECT: O’Donnell Special Use Permit Request  

Petition KI-21-27 

 

Thomas & Ruth O’Donnell have submitted a Special Use Permit application for a home occupation, in 

the form of a home bakery with a commercial kitchen to be operated by their son, on property located at 

31775 Lanan Road, in Kingston Township. The property is zoned A-1, Agricultural District, and a home 

occupation is a special use in that district. In order for the O’Donnells to be able to establish and operate 

such a use, a Special Use Permit would have to be applied for and granted.  

 

DeKalb County Hearing Officer Dale Clark conducted a public hearing on December 2, 2021 regarding 

the petition. The petitioners presented evidence and testimony in support of their application. No 

members of the public spoke for or against the petition. The Hearing Officer has forwarded his Findings 

of Fact and Recommendation, and has recommended that the petition be approved, with conditions.  

 

The Planning and Zoning Committee is requested to consider the application, the Findings of Fact and 

Recommendation of the Hearing Officer, and to make a recommendation to forward to the full County 

Board for action, and may recommend approval, approval with conditions, or denial of the request.  

 

MOA:moa 
P:\Zoning\Special Uses\P&ZMemos\2021\KI-21-27 O'Donnell.docx 
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PETITION KI-21-27: HILMA RUTH AND THOMAS O'DONNELL - SPECIAL USE 

PETITION: 
DATE OF HEARING: 
PUBLISHED HEARING TIME: 
LOCATION: 

KI-21-27 
December 2, 2021 
1:00 p.m. 
GATHERTORIUM 
DeKALB LEGISLATIVE CENTER 

Report of Proceedings and Recommendation 

I. Summary of Proceedings 

Hilma Ruth and Thomas O'Donnell are seeking approval for a home occupation, in the form of a 
bakery business with a commercial kitchen, to be operated by their son. A home business is a permitted 
Special Use in the A-1, Agricultural District, but before such a use can be approved, a public hearing is 
required. 

' 

At hearing, present for the County were Derek Hiland, DeKalb County Planning Director, 
and Marcellus Anderson, Assistant Director. Present for the Petitioners were Hilma Ruth and 
Thomas O'Donnell, who presented their petition and supporting materials. 

Received into the record at hearing were the following documents and information: 

1. Public Notice and the legal description of the subject property. 
2. DeKalb County Staff Report, with staff comments and recommendations, and 

attachments. 
3. Correspondence and information from other responsible County agencies and/or 

other appropriate agencies, including the DeKalb County Health Department and DeKalb County 
Highway Department, both indicating no objections to the application. 

4. The petition and attachments submitted by the petitioners. 

The public hearing commenced at approximately 1:01 p.m. and concluded at 1: 15 
p.m. The next scheduled County action date for this matter is January 26, 2022 and that date was 
announced on the record. 

On behalf of the County, Assistant Director Anderson commenced the testimony by 
presenting the Staff Report, outlining the nature of the application, and the stated reasons for the 
need for a special use permit by petitioner. 

1 
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The petitioners then described the nature of the baking operation on the premises. They 
testified that they have already been in contact with the County Health Department, who indicated 
the needed upgrades that are required, and thus necessitating the petition for Special Use. The 
petitioner's indicated that there would be no signage, limited delivery traffic, and that they would 
comply with the "quiet-zone" hours identified in the County Staff report and 
recommendations. They indicated that there would be no customers on-site, as it would be a 
delivery-oriented business, and anticipated a single delivery per day. They further indicated there 
would be no structural changes to the outside of the current residential structure, and their son 
would be the sole employee. They described that much of the home occupation bakery business 
would be to provide charitable baked goods and have an external charitable component. 

There were no public comments, orally or in writing, in opposition to the special use 
request. 

II. Recommendation 

It is the opinion of this Hearing Officer, after review of the petitioner's petition and 
application for special use, that the petitioner's mitten materials and additional information 
produced at hearing properly addressed the County's staff concerns and the applicable criteria with 
respect to the proposed application for Special Use. 

I hereby recommend approval of petition KI-21-27 by the County Board, subject to the 
conditions identified in the County Staff report and agreed to by petitioners at hearing. 

Respectfully submitted, 

R~?tl~c.-
Dale J. Clark 
Hearing Officer 

2 
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STAFF REPORT 

 
TO: Dale Clark 
 DeKalb County Hearing Officer 
 
FROM: Marcellus Anderson 
 Assistant Planner 
 
DATE: November 18, 2021 
 
SUBJECT: Thomas & Hilma Ruth O’Donnell 
 Special Use – Home Occupation  
 Petitions KI-21-27 
 
Thomas & Hilma Ruth O’Donnell have submitted a Special Use Permit application for a home 
occupation, in the form of a home bakery with a commercial kitchen, on a property located at 
31775 Lanan Road, in Kingston Township.  The property is zoned A-1, Agricultural District.  
 
Surrounding Land Uses and Zoning 
 
North: Agricultural   A-1; 
 
South: Agricultural    A-1; 
 
East: Agricultural    A-1; and 
 
West: Agricultural    A-1. 
 
Background – In 2019, the O’Donnell’s received a license from the DeKalb County Health 
Department for the operation of a “home kitchen”, Paul’s Gourmet Bakery, LLC, in their residence 
on the subject property. The operation is handled solely by their disabled son, with the exception 
of deliveries, which are currently handled by Mr. and Mrs. O’Donnell. He would like to expand 
his market and switch the delivery of his baked goods to carrier service (UPS, FedEx, etc.). 
However, the changes they are seeking require that the operation upgrade to a “commercial 
kitchen”, with the necessary changes made to qualify as such. Under the Zoning Ordinance, the 
current “home kitchen” operation is considered a type of home business, which is a permitted use. 
However, a “commercial kitchen” of the type described in the application would be considered a 
home occupation, which is a special use in the A-1 District. In order for the O’Donnells to establish 
and operate a home occupation, a new Special Use Permit must be applied for and granted. 
Approval of a Special Use Permit requires approval by the County Board. In deliberating on this 
request, the Hearing Officer should consider the evaluation criteria for Special Uses, set forth in 
Section 9.02.B.3 of the Zoning Ordinance and the criteria for home occupations, set forth in 
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Section 53-E-8.A (see attached excerpts).  
 
Correspondence – Nathan Schwartz, of the DeKalb County Highway Department, has indicated 
that they and the Kingston Township Highway Commissioner support the proposed project. Greg 
Maurice, of the DeKalb County Health Department, has no issues with the petition, and have been 
in contact with the applicants regarding the commercial kitchen and the permitting required. To 
date, no other correspondence related to this request has been received. 
 
Staff Evaluation: 
 

1. Comprehensive Plan – The Unified Future Land Use Plan of the DeKalb County Unified 
Comprehensive Plan recommends Agricultural uses on the subject property. If the home 
occupation is found to meet the criteria applicable to Special Uses in the A-1 District, the land 
use recommendation of the Unified Comprehensive Plan would not be compromised.   

 
2. Home Occupation – Home occupations can be granted special use approval if they comply 

with the list of criteria set forth in Section 53-E-8.A (see attached excerpts).  
a. Home Occupations are to occur within the dwelling, by a member of the family residing 

within the dwelling, and such use is to be secondary to the primary use of the dwelling as 
a residence; and, no person shall be employed other than a member of the family residing 
on the premises.  
1. The petition indicates that the business operates solely out of the kitchen located within 

the dwelling, which is the primary residence of the O’Donnells and their son, and that 
the operation of the bakery, with the exception of delivery, is handled solely by the son. 

b. No signs, display or activity that will indicate from the exterior of the dwelling that it is 
being used for any use other than a dwelling shall be permitted. 
1. The petition indicates that no signage is to be erected, and that the bakery operation is 

to occur entirely within the existing dwelling. The petition also indicates that the only 
changes to occur are the required internal changes needed to convert the existing kitchen 
into a commercial kitchen, and that no external changes are to be made. 

c. No stock in trade or commodity shall be sold upon the premises; and, no stock in trade 
shall be kept or displayed on the premises unless such stock is clearly secondary and 
necessary to the performance of the services provided by the home occupation and at no 
time shall exterior storage of materials be permitted. 
1. The petition indicates that no customers will be coming to the site, and that all orders 

are to be delivered by offsite carrier service.  
2. If the Hearing Officer is inclined to recommend approval of the petition, staff would 

recommend that the business be limited to delivery service only, with no customers to 
come onsite. 

d. The number of off-street parking spaces for that use is provided as required by the off-
street parking, loading, and landscape requirements of this Ordinance. 
1. Given that the only employee of the bakery will be the son, that no customers are to 

come onsite, and that the general intent of these regulations is to minimize the 
appearance of anything other than normal residential/agricultural activities are occurring 
onsite, staff would recommend that no additional parking be required. The petitioners 
should be aware that should they seek to allow for other employees or for customers to 
come onsite in the future, then additional parking would have to be provided, and the 
necessary permits acquired. 

e. No mechanical equipment is used which may generate obnoxious fumes, excessive noise 
or other such related nuisances. No offensive noise, vibration, smoke, dust, odors, heat, 
glare, or electrical disturbance shall be produced which is perceivable at or beyond the lot 
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lines.  
1. The operation of the business as presented in the petition should not produce any 

nuisances.  
f. All receipt and delivery of merchandise, goods, or equipment shall be made by either 

carrier service (FedEx, UPDS, etc.) or passenger automobile owned by the resident and no 
such receipt, delivery or any other transacting of business within the residence, except 
emergency service, shall be made between the hours of 10:00 p.m. and 7:00 a.m. on 
Monday through Saturday or any time on Sunday. 
1. The petition indicates that the goal of the upgrade to a commercial kitchen is to allow 

the bakery to start delivering goods via carrier service rather than the hand delivery 
currently conducted by the O’Donnells, and that supplies for the bakery are currently 
delivered by carrier service on a daily basis. 

2. This criterion restricts the receipt of supplies and delivery of orders between the hours 
of 10:00 p.m. and 7:00 a.m., Monday through Saturday, and at any time on Sunday. The 
petitioners should be prepared to elaborate on their anticipated schedule times, so as to 
confirm they will be able to comply with this regulation.  

 

3. Zoning  
a. Per State regulation, the establishment of a new special use requires that the petitioner 

utilize the Illinois Department of Natural Resources EcoCat Consultation program. The 
report from said program indicates that the property is in the vicinity of the South Branch 
Kishwaukee River Kingston Reach INAI Site. However, as no eternal changes are to occur 
to the subject property, this site should not be impacted by the proposed use. 

 
CC: Thomas & H. Ruth O’Donnell 
 
MOA: moa 
P:\Zoning\Special Uses\Staff Reports\2021\KI-21-27 O'Donnell.docx 
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Excerpt from County Code 

 Section 53-I-2.B.3 

 

Burden of Proof:  In presenting any application for a Special Use Permit, the burden of proof shall rest with 

the applicant to clearly establish that the proposed special use shall meet the following criteria: 

 

a. The proposed special use complies with all applicable provisions of the applicable district 

regulations. 

 

b. The proposed special use will not be unreasonably detrimental to the value of other property in the 

neighborhood in which it is to be located or the public welfare at large. 

 

c. The location and size of the special use, the nature and intensity of the operation involved in or 

conducted in connection with it, and the location of the site with respect to streets giving access to 

it are such that the special use will not dominate the immediate neighborhood so as to prevent 

development and use of neighboring property in accordance with the applicable zoning district 

regulations.  In determining whether the special use will so dominate the immediate neighborhood, 

consideration shall be given to: 

 

1). The location, nature and height of buildings, structures, walls, and fences on the site; and 

 

2). The nature and extent of proposed landscaping and screening on the proposed site. 

 

d. Off-street parking and loading areas will be provided in accordance with the standards set forth in 

these regulations. 

 

e. Adequate utility, drainage, and other such necessary facilities have been or will be provided. 

 

f. The proposed uses, where such developments and uses are deemed consistent with good planning 

practice, or can be operated in a manner that is not detrimental to the permitted developments and 

uses in the district; can be developed and operated in a manner that is visually compatible with the 

permitted uses in the surrounding area; shall in all other respects conform to the applicable 

regulations of the district in which it is located; and are deemed essential or desirable to preserve 

and promote the public health, safety, and general welfare of DeKalb County. 
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Excerpt from County Code 

 Section 53-E-8.A 

 

Home Occupation: A home occupation that is granted special use approval shall comply with the 

following:  

 

1.  The home occupation shall be conducted entirely within the dwelling, unless a "cottage office" is 

permitted by the Ordinance granting the special use permit, by a member or members of the family 

residing in the dwelling, and such home occupation shall be clearly incidental and secondary to the 

use of the dwelling as a residence.  

2.  No signs, display or activity that will indicate from the exterior of the dwelling that it is being used 

for any use other than a dwelling shall be permitted.  

3.  No stock in trade or commodity shall be sold upon the premises.  

4.  No stock in trade shall be kept or displayed on the premises unless such stock is clearly secondary 

and necessary to the performance of the services provided by the home occupation and at no time 

shall exterior storage of materials be permitted.  

5.  No person shall be employed other than a member of the family residing on the premises.  

6.  The number of off-street parking spaces for that use is provided as required by the off-street 

parking, loading, and landscape requirements of this Ordinance.  

7.  No mechanical equipment is used which may generate obnoxious fumes, excessive noise or other 

such related nuisances. No offensive noise, vibration, smoke, dust, odors, heat, glare, or electrical 

disturbance shall be produced which is perceivable at or beyond the lot lines.  

8.  All receipt and delivery of merchandise, goods, or equipment shall be made by either carrier service 

or passenger automobile owned by the resident and no such receipt, delivery or any other 

transacting of business within the residence, except emergency service, shall be made between the 

hours of 10:00 p.m. and 7:00 a.m. on Monday through Saturday or any time on Sunday. 
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Community Development Department 

110 East Sycamore Street 
Sycamore, IL 60178 

(815) 895-7188 
www.dekalbcounty.org 

 
   

PUBLIC NOTICE 
 

Hilma Ruth and Thomas O’Donnell own property located at 31775 Lanan Road, in Kingston Township. 
They are seeking approval of a home occupation, in the form of a bakery business with a commercial 
kitchen, to be operated by their son. In order to operate a home business, a Special Use Permit would 
have to be applied for and granted. Before a Special Use Permit ordinance can be approved by the 
DeKalb County Board, a public hearing must be held before the DeKalb County Hearing Officer.   
 
Hilma Ruth and Thomas O’Donnell are requesting approval of a Special Use Permit Ordinance for a 
home occupation on the subject property. A public hearing will be held before the DeKalb County 
Hearing Officer on Thursday, December 2, 2021, at 1:00 pm, in the DeKalb County Legislative 
Center, Gathertorium, 200 North Main Street, Sycamore, Illinois 60178. Because this will be the 
opportunity for public input on this application, all interested persons are encouraged to attend the 
meeting and be heard.  The Special Use Permit petition, KI-21-27, is available for inspection on the 
DeKalb County website at: https://dekalbcounty.org/government/public-hearings/. 
 
Additionally, interested persons may submit testimony, comments, and questions via email at the 
following address: Communitydevelopment@dekalbcounty.org. Any such electronic submissions must 
be received by noon of the day of the public hearing to be included in the public record.  
 
THAT PART OF THE NORTHWEST QUARTER OF SECTION 27 TOWNSHIP 42 NORTH, RANGE 
4 EAST OF THE THIRD PRINCIPAL MERIDIAN DESCRIBED AS FOLLOWS: BEGINNING AT 
THE SOUTHWEST CORNER OF SAID NORTHWEST QUARTER; THENCE AZIMUTH 0 
DEGREES, 00 MINUTES, 00 SECONDS, ALONG THE WEST LINE OF SAID NORTHWEST 
QUARTER, 475 FEET; THENCE AZIMUTH 0 DEGREES, 30 MINUTES, 17 SECONDS PARALLEL 
WITH THE SOUTH LINE OF SAID NORTHWEST QUARTER, 475 FEET; THENCE AZIMUTH 
180 DEGREES, 00 MINUTES, 00 SECONDS, PARALLEL WITH SAID WEST LINE 475 FEET TO 
THE SOUTH LINE OF SAID NORTHWEST QUARTER; THENCE AZIMUTH 270 DEGREES, 30 
MINUTES, 17 SECONDS ALONG SAID SOUTH LINE, 475 FEET TO THE POINT OF 
BEGINNING, IN DEKALB COUNTY, ILLINOIS. 
 
P.I.N. 02-27-100-008 
 
The application for the Special Use Permit has been filed in accordance with the requirements of Section 
53-I-2 of the County Code in order to approve the operation of a home business on property zoned A-1, 
Agricultural District. 
 
Marcellus Anderson 
Assistant Planner 
DeKalb County Community Development Department 
Published: The Daily Chronicle, November 14, 2021   
P:\Zoning\Special Uses\PubNotices\2021\KI-21-23 O'Donnell.docx 
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APPLICATION FOR ZONING ACTIONS 

MAP A.J."\ffil\'DMENTS, 

SPECIAL USES A-~ VARIATIONS 

-------FILE NUMBER 

lol 2 '"T I DOQDBI PARCEL NUMBER 
10-digits only (no dashes or spaces) 

. ' Name of Applicant: H, liMe Ru..=tb ~ :r""-o~s 0 ·))o\11 ne_...l{ 

Address: ~ l :f:f5 l_alt'\C*V' Qoc;J 

City: ktnj~:±o'(\ state: IL Zip: bO t4S: 
Phone: I ~IS" 3 7 ~ 3 77 S' ) 10-digits only (no dashes or spaces) 

Attorney: 

Address: ---- -------------------- ---------------
City: _ ______________________ State: __,;.;;IL;.__,~ Zip: 

Phone: .L..I ______ ...,L_ __ _ 10-digits only (no dashes or spaces) 

Owner of Property: th .\ &M• R u..Jh l--rtw ~ s 0 ·1o v'\ M.. \1 

Address: 31 3'3'S ~....... Ro a.J 
City: k.~jS~V"' State: IL Zip: 

Phone: l Sr.s-".i~:JJ¥ ) 10-digits only (no dashes or spaces) 

Address and Legal description of property: (May be attached) 

MAP AMENDMENTS OR SPECIAL USES 
Existing Zoning District: __ A;__:__~_.;../ __________________ _ 

Existing Use: (: c- r>M 
-------,~~~------------------

Proposed Map Amendment: 

OR 
Proposed Special Use: 

Page 1 of3 
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• 

DISCLOSURE OF INTEREST 
Pursuant to the requirements of State Statutes (55 ILCS 5/5-12009), please provide the names and 
addresses of all owners of the property for which the zoning action is requested. If ownership is by a 
corporation, provide the names and addresses of all officers and directors, and all stockholders 
owning any interest in excess of 20% of all outstanding stock of such corporation. If the petitioner for 
zoning action is a business or entity doing business under an assumed name, or if a partnership, joint 
venture, syndicate or an unincorporated voluntary association, provide the names and addresses of all 
true and actual owners of the business or entity, the partners, joint ventures, syndicate members or 
members of the unincorporated voluntary association. 

P au.. I 's Go \U' ~e.. t \3-:J.k.e.f 'f L. L-C. 

0~~et"5 D~ P<o~'-( 610'\.J A;n (t ~~ A-/C- ~C:. s~c. 
ets ownc.-<~ of P~ 's Gt~u-i'Mc..f -a~.{.t.c.(:J L.L-'-

Community Development/Zoning Actions Print Form 
Page3 of3 
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DeKalb County Community Development 

Narrative Statement Describing and Justifying Proposed Use 

We are seeking the approval of the DeKalb County Community Development and 
Zoning Board for the conversion of existing space in an addition at our rural, single 
family home at 31775lanan Road into a commercial kitchen. The addition, which was 
constructed about 20 years ago for our son with a disability, will require no major 
structural change for the conversion. Addition of a triple compartment sink, mop sink, 
and hand-sink, is the only anticipated change to the existing space to make it into a 
commercial kitchen. The addition has been used since August 13,2019 as a DeKalb 
County Health Department licensed Home Kitchen. There will be no external changes 
to the home. Zero customer traffic, only one resident employee, and with no signage 
outside, makes this a very low- or no-impact conversion to the neighborhood. 

Paul's Gourmet Bakery LLC was established to provide a work environment within 
which our son could work since his disability prevents him from working outside of the 
home. Every step from baking to shipping will take place within the commercial 
kitchen. 

The Home Kitchen sales for Paul's Gourmet Bak~ry LLC depended upon family 
members to deliver each order. But, the commercial kitchen license will allow our son 
to produce and ship every order from our home via UPS or FedEx, expanding his 
market and not involving others to make deliveries. 
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INGRESS AND EGRESS PROPOSED 

Ingress and egress of the property remains unchanged. As stated elsewhere, Fed Ex, 
UPS, and Amazon trucks come daily with supplies. There is no adjoining properties or 
homeowners or farms that will be affected by the continuation of this traffic for 
Receiving Supplies, and Deliveries. 

LOCATION AND USES OF EXISTING AND PROPOSED BUILDINGS. 

The Property is located on 5 acres. There are two steel sided outbuildings and a pole 
barn with approximately 3 acres in agricultural use. 

A Country Home is located with a circular driveway off a low-travelled road. The east 
side of the home has an addition where the proposed commercial kitchen will be 
located in the lower level of a two-story addition in which our son with a disability lives, 
as previously stated. It is already being used as a Home Kitchen licensed by the 
DeKalb County Health Department. 

There is no alteration needed to the exterior of the addition which is accessed through 
either of two exterior entrances. 

All Commercial Kitchen activity will be located within the addition. 
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SPECIAL USE REQUESTS 

Please provide responses to the following statements: 

1. The proposed Special Use complies with all applicable provisions of the applicable district regulations. 

Yes 

2. The proposed Special Use will not be unreasonably detrimental to the value of other property in the 
neighborhood in which it is to be located or the public welfare at large? 

lt is completely confined within the home, no customer traffic. 

3 · The location and size of the Special Use, the nature and intensity of the operation involved in or 

conducted in connection with the property, and the location of the site with respect to the street 

giving access to it are such that the Special Use will not dominate the immediate neighborhood .so 

as to prevent development and use of neighboring property in accordance with the applicable 

Zoning District Regulations. In determining whether the Special Use will so dominate the 

immediate neighborhood, consideration shall be given to: 

a. What are the location, nature and height of buildings, structures, walls and fence on the site? 
Since t11e operation is strictly confined to a designated space for commercial kitchen within 
the structure of the home, there will be no impact upon the picket fence in front of the home. 
or eithe; of the barns which are approx 125' from the commercial kitchen space. 

b. What is the nature and extent of proposed landscaping and screening on the proposed site? 

No changes to the outside. No screening necessa.ry as the bakery will be/is completely 
contained in the structure of the home. 

4. Address off-street parking and loading area standards. 

No customers. UPS or Fed Ex will bring supplies and will pick-up orders to be shipped. 
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5 · Address drainage, utility and other such necessary facilities that have been or will be provided. 

No drainage changes. Separate LP gas is already in place. Electric is shared by the household. No 
additional receptacles needed. 

6. The proposed uses, where such developments and uses are deemed consistent with good 

planning practice or can be operated in a manner that is not detrimental to the permitted 

developments and uses in the district: can be developed and operated in a manner that is visually 

compatible with the permitted uses in the surrounding area; shall in all other respects conforms to 

the applicable regulations of the district in which it is located; and are deemed essential or desirable 

to preserve and promote the public health, safety and general welfare of DeKalb County. 

Paul's Gourmet Bakery LLC will have no impact on the aesthetics of the countryside where the 
commercial kitchen will be operating. · 

1 4119116 
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. - -
~ Thomas Robert O'Donnell and Hilma Ruth O'DonneU, as Trustee~ under the provts1oru 
l Trust Agreement dated the 15TH day of October. 2020. known as the Thomas and Rutb 
JonneD Trust No. 101, Grantees, all their interest, in and to the following described real estat< 
!te County ofDeKalb, and State of Illinois, to-wit: 

THAT PART OF THE NORTHWEST QUARTER OF SECTION 27 
TOWNSHIP 42 NORTH, RANGE 4 EAST OF THE THIRD PRINCIPAL 
MERIDIAN DESCRIBED AS FOLLOWS: BEGINNING AT THE 
SOUTHWEST CORNER OF SAID NORTHWEST QUARTER; THENCE 
AZIMUTH 0 DEGREES, 00 MINUTES, 00 SECONDS, ALONG THE WEST 
LINE OF SAID NORTHWEST QUARTER, 475 FEET; THENCE AZIMUTH 
90 DEGREES, 30 MINUTES, 17 SECONDS PARALLEL WITH THE SOUm 
LINE OF SAID NORTHWEST QUARTER, 475 FEET; THENCE AZIMUTH 
180 DEG~ 00 MINlffES, 00 SECONDS, PARALLEL WITH SAID WEST 
LINE 475 FEET TO THE SOUTH LINE OF SAID NORTHWEST QUARTER; 
THENCE AZIMUTH 270 DEGREES, 30 MiNUTES, 17 SECONDS ALONG 
SAID SOUTH LINE, 475 FEET TO THE POINT OF BEGINNING, IN 
DEKALB COUNTY, ILLINOIS. 

PIN: 02-27-100-008 

PROPERTY ADDRESS· 31775 LANAN ROAD, KINGSTON, IL 60145 

TO HAVE AND TO HOLD said premises with the appurtenances thereunto upon 
- • • .. • il ..._ • -.-- -~ - - · - .a. - -L .E!"---L.L 
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OF PROPERTY DESCRIBED AS: 

THAT PAR1' OF THE NORTm:EST QUARTER OF SECTI ON 27,_ TOHNSUIP 42 NORTH, RANGE 4 EAST OF 1'!: 
NORTH ·TEST QUARTER; THENCE AZHIDTH 0 DEGREES 00 MINUTES 00 SECONDS~ ALONG THE WEST LINE 
PARALLEL WITH THB SOUTH LINE OF SAID NORTHWEST Q:!:lA.ltTKR, 475.00 FEET; T'dENCE AZINUTH 18C 
OF SAID NORTHWEST QUARTER; THENCE AZI ffiTH 270 DEGREF;S :}O ~INUTKS 17 SECONDS, ALONG SAlt 
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;l liill PRINCfPAl, r··RRI"IA''. !>CRI i:;ED AS FOLLOh'S: BEGINNI NG AT THE SOl THPEST CORNER OF' SAID 
UD NORTHI-JEST Q ART;;-R , 4 / 5- . 00 FEET; THENCE AZIHUTH 90 EGREES 30 HINIJTES 17 SECONDS, 

,_:P.EES 00 l>fiNUTES 00 . ~zC0~D~ • PAR.-~~~iTI WITH SATD WF.ST LINE, 475.00 FEET TO THE S( UTH LINE 
l"TH LI NE , 4 7 5 . 00 FEET TO TE!': POINT ~ P.EGIN'I.NG IN DE:Ki\f~B COUNTY, ILLINOIS. 
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Report Viewer 

ExJt 
Ec~AT 

of 3 ~ ~i 

Natural Resource Review Results 
This project was submitted for information only. It is not a consultation under Part 1075. 

The Illinois Natural Heritage Database shows the following protected resources may be in the vicinity of the 
project location: 

South Branch Kishwaukee River Kingston Reach INAI Site 

Location 
The applicant is responsible for the 
accuracy of the location submitted 
for the project. 

County: DeKalb 

Township, Range, Section: 
42N,4E, 27 

IL Department of Natural Resources Contact 
Impact Assessment Section 
217-785-5500 
Division of Ecosystems & Environment 

https://dnr2.illinois.gov/EcoPubliC/frrn~eportViewer.aspx?xmldoc=10117460 

10/14/21, 2:48 PM 

Paget of 2 
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Gmail - (no subject) 

Gmail 

(no subject) 

Ruth O'Donnell <hilmaruthodonnell@gmail.com> 
To: hilmaruthodonnell@gmail.com 

8/20/21, 9:12 AM 

Fri, Aug 20, 2021 at 6:33 AM 

https://mail.google.com/mail/u/O?lk=Oaa6a89534&view=pt&search=a-read-f%3A1708611827576736391&simpl=msg-f%3A1708611827576736391 Page 1 of 1 
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Gmail - (no subject) 

Gmail 

(no subject) 

Ruth O'Donnell <hilmaruthodonnell@gmail.com> 
To: hilmaruthodonnell@gmail.com 

8/20/21, 9:11AM 

Fri. Aug 20, 2021 at 6:34AM 

https:l/mail.google.com/mail/u/O?ik=Oaa6a89534&view=pt&search=a-read-f%3A1708611883120144185&simpl=msg-f%3A1708611883120t44185 Paget of 1 
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 Community Development Department 
110 East Sycamore Street                    

     Sycamore, IL 60178                        

         (815) 895-7188                            

 communitydevelopment@dekalbcounty.org 

                      

 

 
MEMORANDUM 

 

TO:  Planning and Zoning Committee 

 

FROM: Marcellus Anderson 

Assistant Planner 

 

DATE:  February 15, 2022 

 

SUBJECT: FFP Community Solar, LLC – Shabbona Sites 1 & 2 

   Solar Garden Special Uses 

Petition SH-21-28 and SH-21-29 

 

In 2019, DeKalb County Ordinances 2019-15 and 2019-16 were granted approving the establishment and 

operation of two (2) separate 2-megawatt solar gardens collocated on property located on the north side of Preserve 

Road, approximately 1,500 feet east of University Road, in Shabbona Township, in anticipation of being selected 

to participate in the Illinois Community Solar Program. However, neither project was chosen to participate in the 

state program, and the expiration date for both Special Use Permits passed with no action taken by the petitioners. 

The state recently informed the applicants that it would be extending the program, however, to remain eligible to 

be included in this next round of the program, FFP Community Solar, LLC had to apply for and be granted new 

Special Use ordinances for the proposed solar gardens. FFP Community Solar, LLC submitted plans which are 

substantially the same as those submitted for Ordinances 2019-15 and 2019-16. 

 

A public hearing was scheduled for January 6, 2022 regarding the petitions; however, due to extenuating 

circumstances preventing the applicants from attending on that date, they had to request a continuance to the 

public hearing. DeKalb County Hearing Officer Dale Clark opened the Public Hearing and continued it to January 

27, 2022. Wherein, the petitioners presented evidence and testimony in support of their application. One member 

of the public voiced a concern regarding drain tiles running though the subject property, but did not speak for or 

against the petition. The Hearing Officer has forwarded his Findings of Fact and Recommendation, and has 

recommended that the petitions be approved subject to the same terms and conditions as approved by the County 

in Special Use Ordinance 2019-15 and 2019-16, amended as shown in his Findings of Fact and Recommendation 

(attached).  

 

The Planning and Zoning Committee is requested to consider the application, the Findings of Fact and 

Recommendation of the Hearing Officer, and to make a recommendation to forward to the full County Board for 

action, and may recommend approval, approval with conditions, or denial of the requests.  

 

cc: Daniel Solorzano (dsolorzano@forefrontpower.com) 

 Jason Grissom (jgrissom@forefrontpower.com) 

 

MOA:moa 
P:\Zoning\Special Uses\P&ZMemos\2022\SH-21-28 & -29 SV PZ Memo.docx  

Planning and Zoning Committee 2/23/2022 Page 29 of 56

mailto:communitydevelopment@dekalbcounty.org


SH-21-28 and SH-21-29 Report and Recommendations 

Forefront Power Petitions for Special Use 

PETITIONS: SH-21-28 and SH-21-29 

DATE OF HEARING: January 6, 2022 and January 27, 2022 
PUBLISHED HEARING TIME: 1:00 p.m. 

LOCATION: DeKalb Legislative Center- Gathertorium 

Report of Proceedings and Recommendation 

I. Summary of Proceedings 

Forefront Power is seeking approval for two Special Use Permits on the above petitions to 
place solar gardens located generally on the North side ofPreserve Road, approximately 1500 feet 

east of University Road, in Shabbona Township. The two projects were the subject of prior public 
hearings on November 8, 2018, and both petitions, following recommendations for approval, were 
approved by County in Ordinance 2019-15 and Ordinance 2019-16. Each approval was subject to 
sixteen ( 16) enumerated conditions in the approving ordinances. 

At hearing, present for the County were Derek Hiland, DeKalb County Planning Director, 

and Marcellus Anderson, Assistant Director. Present for the Petitioner Forefront Power were 
Daniel Solarzano, Project Development Manager, and Chuck Beisner. 

Received into the record at hearing were the following documents and information: 

1. Public Notice and the legal description of the subject property. 
2. DeKalb County Staff Report, with staff comments and recommendations, and 

attachments. 
3. Correspondence and information from other responsible County agencies and/or 

other appropriate agencies. 

4. The petition and attachments submitted by Forefront Power in support of petitions 
SH-21-28 and SH-21-29. 

5. A photocopy of a Contract for the Construction and Maintenance of a Tile Drainage 
System, entered into between adjoining landowners, dated 1955. 

At the first hearing date of January 6, 2022, the matter was called onto the record pursuant 
to the published public notice, but for good cause on request of the Petitioner, the matter was 

thereafter continued to the second hearing date of January 27, 2022. 

1 
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After brief recitation of the hearing procedures, the public hearing commenced at 
approximately 1 :00 p.m. and concluded at 1:30 p.m. on January 27, 2022. The next scheduled 
County action date for this matter of February 23, 2022, was announced on the record. 

County Staff commenced the testimony by presenting the Staff Report, outlining the nature 
of the application. County Staff further identified on the record that for the project to proceed, a 
Special Use Permit for the area would need to be approved, as the property is presently zoned A-

1, Agricultural District. Also, as per the County Staff report, these projects were previously 
approved by County and the current petitions and submissions are in substantial conformity with 

the previously approved petitions and submissions. 

On behalf of the Petitioner, Daniel Solarzano briefly described the company's history and 

practices, and the nature of the ground-mounted solar systems the company is seeking to install. 
In the presentation, Petitioner agreed to remain subject to the original sixteen (16) conditions of 
the prior approval ordinances; agreed to the "quiet hours" recommendation in the County Staff 

report, with said hours permitting pile-driving in the construction phase only between the hours of 
7:00a.m. and 5:00p.m.; and agreed to submit a revised site plan as may be necessary during the 

permit phase. 

Also speaking at the hearing was Mr. Lane Pickwell, who represented 4 adjacent 
landowners who had in years past entered into a written agreement for the maintenance and repair, 

if needed, for the large 24-inch main drainage tile that runs under the subject sites. He stated the 
agreement goes back to the 1950s, and had a copy present at hearing, which, as noted, was later 
admitted into the record. Mr. Pickwell stated no objection to the projects, but wanted the project 

developer to be aware of the property owners' concerns regarding the tile, and the existence of the 
agreement to which the property developer would also be subject to preserve the operation of the 
tile. The Petitioner acknowledged the agreement, and Mr. Pickwell and the Petitioner exchanged 

contact information to facilitate. Also present was Louise Fitzgerald, one of the property owners 
of the subject sites. 

As with the prior petitions, in which the current petitions are in substantial conformity, 
Petitioner's written materials and statements on the record properly addressed the County 

ordinance issues and criteria. 

2 
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II. Analysis of Section 53-I-2.B.3 

1. The proposed special use complies with all applicable provisions of the 
applicable district regulations. 

I find that the proposed Special Use for the petitions can or will comply with all applicable 
district regulations. 

2. The proposed special use will not be unreasonably detrimental to the value of 
other property in the neighborhood in which it is to be located or the public welfare at large. 

I find that the proposed Special Use for the petitions will not be unreasonably detrimental 
to the value of other property in the neighborhood, or the public welfare at large. The projects as 
proposed are unlikely to produce any noxious odors, glare, or unreasonable noise. In addition, the 
visual profile of the projects is anticipated to be minimal when combined with the proposed fenCing 
and planted vegetation, and will not depreciate or alter the essential nature and character of the 
surrounding land. 

3. The location and size of the special use, the nature and intensity of the 
operation involved in in or conducted in connection with it, and the location of the site with 
respect to streets giving access to it are such that the special use will not dominate the 
immediate neighborhood so as to prevent the development and use of neighboring property 
in accordance with the applicable zoning district regulations. In determining whether the 
special use will so dominate the immediate neighborhood, consideration shall be given to: 

A. The location, nature and height of buildings, structures, walls, and 
fences on the site; and 

B. The nature and extent of proposed landscaping and screening on the 
proposed site. 

I find that the proposed fencing, vegetation, and solar panels to be installed on the projects 
will not dominate the immediate neighborhood so as to prevent the development and use of 
neighboring property in accordance with the applicable zoning district regulations. The visual 
footprint from varying distances is anticipated to be nominal, and the projects will not produce any 
noxious noise or particle/water run-off to neighboring properties so as to jeopardize or impede the 
uses of the neighboring property. 

4. Off-street parking and loading areas will be provided in accordance with the 
standards set forth in these regulations. 

3 
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Required parking for the proposed site is nominal, and the Petitioner has or will address 
these issues to the satisfaction of the hearing officer. 

5. Adequate utility, drainage, and other such necessary facilities have been or 
will be provided. 

The Petitioner's submitted project plans have addressed the issue of drainage to the 
satisfaction of the hearing officer. Petitioner was made aware of the 24-inch drainage tile and the 

prior property agreement concerning the proposed project sites. 

6. The proposed uses, where such developments and uses are deemed consistent 
with good planning practice, or can be operated in a manner that is not detrimental to the 
permitted developments and uses in the district; can be developed and operated in a manner 
that is visually compatible with the permitted uses in the surrounding area; shall in all other 
respects conform to the applicable regulations of the district in which it is located; and are 
deemed essential or desirable to preserve and promote the public health, safety, and general 
welfare of DeKalb County. 

The proposed use is deemed consistent with good planning practice. The nature of the 

proposed use will have nominal impact on the agricultural land, produce much needed clean 
energy, and can be operated in a manner that is not detrimental to the permitted developments and 
uses in the district. Further, as proposed, the project appears to be able to be operated in a visually 

compatible manner, and is deemed essential or desirable to preserve and promote the public health, 
safety, and general welfare of DeKalb County. 

III. Recommendations 

Based on the above and foregoing, I hereby recommend that the applications for Special 
Use for petitions SH-21-28 and SH-21-29 be approved by the County. This recommendation is 

contingent on the Petitioner satisfying the conditions as outlined in the County Staff report, 
including the "quiet hours" recommendation agreed to by Petitioner at hearing, and also subject to 

all sixteen (16) of the prior conditions to which the projects were subject as identified in approval 
Ordinance 2019-15 and Ordinance 2019-16. Further, this recommendation is contingent on 
Petitioner developing these projects in substantial conformity in all aspects to the projects 

previously submitted and approved by County in the 2019 ordinances as identified~ 

4 
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I also recommend that the one-year requirement of commencing the Special Use be waived 
and extended to eighteen (18) months, as following County approval, should that be the decision 
ofthe County, as the projects will still be subject to lengthy State regulatory processes that will be 

required prior to project commencement. 

Respectfully submitted, 

Hearing Officer 
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EXHIBIT 2

Proposed Site Plan

Fitzgerald - Shabbona
Site 1 Solar Project

Shabbona Township, DeKalb County, Illinois

General Notes:

• Project size: 2MW-AC, 2.884MW-DC.

• Project location: The subject parcel PIN is 1313300002.  The
project is located in the southwest quarter of T38N R03E S13.

• Parcel address: 5001-5815 Preserve Rd, Shabbona, IL 60550.

• Parcel owner: Fitzgerald Family Farms LLC

• Parcel area: 68.83 acres

• Site 1 Area: 15.8  0 Acres  Site 2 Area: 17.85 Acres

• Current land use and zone: Agricultural District, Zone A-1.

• PV Array consists of solar PV modules mounted on a single-axis
tracker, with a row spacing of 19.44ft.

• Access road will be all-weather, and be designed to accommodate
construction, maintenance, and first responder traffic.

• No lighting is proposed for the project.

• No landscape screening/buffering is proposed for the project. A low
growth, minimum maintenance, native perennial plant community will
be established that is beneficial to songbirds and pollinators and it
will reduce stormwater runoff and soil erosion at the site. The
developer shall use native species seed mixes to the extent practical
and these seed mixes will be certified free from noxious or exotic
weed seeds.

• The project does not lie within a special flood hazard area as
shown on FEMA FIRM panel 17037C0350E (effective on
01/02/2009).

• The locations of the proposed project improvements are
preliminary and subject to change based on revised specifications
and constraints.

• The project will meet or exceed applicable local and national codes
and standards, including National Electric Code (NEC) Article 690.

• Project signage and equipment labeling will be clearly visible and
meet or exceed local, utility, and NEC standards.

Acronyms

• AC: Alternating Current

• DC: Direct Current

• MVAC: Medium Voltage Alternating Current

• POCC: Point Of Common Coupling

• PV: Photovoltaic

• ROW: Right-Of-Way
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Community Development Department 

110 E. Sycamore Street 
Sycamore, IL 60178 

(815) 895-7188 
www.dekalbcounty.org 

 
 

 
STAFF REPORT 

 
TO: Dale Clark 
 DeKalb County Hearing Officer 
 
FROM: Marcellus Anderson 
 Assistant Planner 
 
DATE: December 21, 2021 
 
SUBJECT: FFP IL Community Solar, LLC – Fitzgerald Family – Shabbona Sites 1 & 2  
 Solar Garden Special Uses 
 Petitions SH-21-28 & SH-21-29 
 
FFP IL Community Solar, LLC (FFP) has submitted an application for the construction and operation of 
two (2) adjacent, but separate, solar gardens on a property located on the north side of Preserve Road, 
approximately 1,500 feet east of University Road, in Shabbona Township.  The property is zoned A-1, 
Agricultural District.  
 
Surrounding Land Uses and Zoning 
 
North: Agricultural   A-1; 
 
South: Agricultural   A-1; 
 
East: Agricultural    A-1; and 
 
West: Agricultural    A-1. 
 
Background –In 2019, DeKalb County Ordinances 2019-15 and 2019-16 were granted approving the 
establishment and operation of two (2) separate 2-megawatt solar gardens collocated on the subject 
property, in anticipation of being selected to participate in the Illinois Community Solar Program. Both 
Ordinances contained, as a condition of approval, the requirement that a Building Permit be sought within 
eighteen (18) months of the approval date of the Ordinance, otherwise the Ordinance would expire. This 
project was not one of those chosen to participate in the state program, and the expiration date passed with 
no action taken by the petitioners. The state subsequently informed the applicants that it would be extending 
the program, however, to remain eligible to be included in this next round of the program, FFP must apply 
for and be granted new Special Use ordinances for the proposed solar gardens. Approval of new special use 
ordinances requires approval by the County Board. In deliberating on these requests, the Hearing Officer 
should consider the evaluation criteria for Special Uses, set forth in Section 53-I-2.B.3 of the Zoning 
Ordinance (see attached excerpt).  
 
Correspondence – Greg Maurice, of the DeKalb County Health Department, has indicated that they have 
no issues with the proposed projects. To date, no other correspondence related to this request has been 
received. 
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Page 2  Special Use 
Staff Report to Hearing Officer  December 21, 2021 

Staff Evaluation: 
 

1. Comprehensive Plan – The Unified Future Land Use Plan of the DeKalb County Unified 
Comprehensive Plan recommends Agricultural uses on the subject property. The agriculture-related 
use of the subject property was determined by the County Board to be consistent with the Plan by 
passage of Ordinances 2019-15 & 2019-16.   

 
2. Zoning – The petitions for the proposed solar gardens appear to be substantially the same as the ones 

proposed and approved under Ordinances 2019-15 & 2019-16 (see attached copies). Given this, staff 
would recommend that, if the Hearing Officer is inclined to recommend approval of new Special Use 
ordinances for these sites, that the conditions listed in the aforementioned Ordinances be included as 
conditions of approval for the new Special Use ordinances, amended to include the following: 
a. The project shall be in substantial conformance with the plans and materials submitted in the 

application for the Special Use and presented at the public hearing. Additionally, a revised site plan 
shall be submitted containing any and all changes required for approval by the County Board and/or 
necessitated during the permitting process. 

b. All pile driving activity during the project may only occur between the hours of 7:00 am and 5:00 
pm.  

 
 
CC: Daniel Solorzano (dsolorzano@forefrontpower.com)  
 Jason Grissom (jgrissom@forefrontpower.com)  
 
MOA: moa 
P:\Zoning\Special Uses\Staff Reports\2021\SH-21-28 & -29 FFP Shabbona 1 & 2.docx 
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Community Development Department 

110 E. Sycamore Street 
Sycamore, IL 60178 

(815) 895-7188 
www.dekalbcounty.org 

 
 

 
Excerpt from County Code 

 Section 53-I-2.B.3 
 
Burden of Proof:  In presenting any application for a Special Use Permit, the burden of proof shall 
rest with the applicant to clearly establish that the proposed special use shall meet the following 
criteria: 
 
a. The proposed special use complies with all applicable provisions of the applicable district 

regulations. 
 
b. The proposed special use will not be unreasonably detrimental to the value of other 

property in the neighborhood in which it is to be located or the public welfare at large. 
 
c. The location and size of the special use, the nature and intensity of the operation involved 

in or conducted in connection with it, and the location of the site with respect to streets 
giving access to it are such that the special use will not dominate the immediate 
neighborhood so as to prevent development and use of neighboring property in 
accordance with the applicable zoning district regulations.  In determining whether the 
special use will so dominate the immediate neighborhood, consideration shall be given to: 

 
1). The location, nature and height of buildings, structures, walls, and fences on the 

site; and 
 
2). The nature and extent of proposed landscaping and screening on the proposed 

site. 
 

d. Off-street parking and loading areas will be provided in accordance with the standards set 
forth in these regulations. 

 
e. Adequate utility, drainage, and other such necessary facilities have been or will be 

provided. 
 
f. The proposed uses, where such developments and uses are deemed consistent with good 

planning practice, or can be operated in a manner that is not detrimental to the permitted 
developments and uses in the district; can be developed and operated in a manner that is 
visually compatible with the permitted uses in the surrounding area; shall in all other 
respects conform to the applicable regulations of the district in which it is located; and are 
deemed essential or desirable to preserve and promote the public health, safety, and 
general welfare of DeKalb County. 
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Page 4  Special Use 
Staff Report to Hearing Officer  December 21, 2021 
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Page 5  Special Use 
Staff Report to Hearing Officer  December 21, 2021 
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Page 6  Special Use 
Staff Report to Hearing Officer  December 21, 2021 
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Page 7  Special Use 
Staff Report to Hearing Officer  December 21, 2021 
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Page 8  Special Use 
Staff Report to Hearing Officer  December 21, 2021 
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Page 9  Special Use 
Staff Report to Hearing Officer  December 21, 2021 
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APPLICATION FOR ZONING ACTIONS 

MAP AMENDMENTS, 
SPECIAL USES AND VARIATIONS 

FILE NUMBER 

PARCEL  NUMBER

  OR    
Proposed Special Use:

___________
______________

Name of Applicant: ________________________________________________________________ 

Address: _________________________________________________________________________ 

City: _________________________________________State: ___________ Zip:  ______________ 

Phone: ____________________________ 

Attorney: ________________________________________________________________________ 

Address: __________________________________________________________________________ 

City: _________________________________________State: ___________  Zip:  ______________ 

Phone: ____________________________ 

Owner of Property: ________________________________________________________________  

Address: __________________________________________________________________________ 

City: _________________________________________State: ___________   Zip:  ______________  

Phone: ____________________________  

Address and Legal description of property: (May be attached)  

MAP AMENDMENTS OR SPECIAL USES 
Existing Zoning District: _____________________________________________________________ 
Existing Use: ______________________________________________________________________ 
Proposed Map Amendment:
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DISCLOSURE OF INTEREST 
Pursuant to the requirements of State Statutes (55 ILCS 5/5-12009), please provide the names and 
addresses of all owners of the property for which the zoning action is requested.  If ownership is by a 
corporation, provide the names and addresses of all officers and directors, and all stockholders 
owning any interest in excess of 20% of all outstanding stock of such corporation. If the petitioner for 
zoning action is a business or entity doing business under an assumed name, or if a partnership, joint 
venture, syndicate or an unincorporated voluntary association, provide the names and addresses of all 
true and actual owners of the business or entity, the partners, joint ventures, syndicate members or 
members of the unincorporated voluntary association. 

 Community Development/Zoning Actions 
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SPECIAL USE REQUESTS

Please provide responses to the following statements:

1. The proposed Special Use complies with all applicable provisions of the applicable district

regulations.

2. The proposed Special Use will not be unreasonably detrimental to the value of other property

in the neighborhood in which it is to be located or the public welfare at large?

3. The location and size of the Special Use, the nature and intensity of the operation involved in
or conducted in connection with the property, and the location of the site  with respect to the street
giving access to it are such that the Special Use will not dominate the immediate neighborhood so
as to prevent development and use of neighboring property in accordance with the applicable Zoning
District Regulations.  In determining whether the Special Use will so dominate the immediate
neighborhood, consideration shall be given to:

a. What are the location, nature and height of buildings, structures, walls and fence on the site?

b. What is the nature and extent of proposed landscaping and screening on the proposed site?

4. Address off-street parking and loading area standards.

5. Address drainage, utility and other such necessary facilities that have been or will be provided.
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6. The proposed uses, where such developments and uses are deemed consistent with good

planning practice or can be operated in a manner that is not detrimental to the permitted

developments and uses in the district: can be developed and operated in a manner that is visually

compatible with the permitted uses in the surrounding area; shall in all other respects conforms to

the applicable regulations of the district in which it is located; and are deemed essential or desirable

to preserve and promote the public health, safety and general welfare of DeKalb County.
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Special Use Supplemental Application Information 

 

1. Project Narrative 

FFP IL Community Solar, LLC proposes to develop a 2 megawatt (MW) solar facility on a 15.80-acre tract 

of land (Project Premises) located 0.25-miles east of the Preserve Road and University Road intersection, 

approximately 1.1-miles east of Shabbona, Illinois.  The Project Premises is situated within a 70-acre 

parent parcel of land identified by the DeKalb County Assessor’s Office as Parcel ID Number 1313300002 

and is reportedly owned by the Fitzgerald Family Farms, LLC.  

The Fitzgerald Family – Shabbona Site 1 solar project (Project) will be comprised of rows of photovoltaic 

(PV) cell panels mounted on posts set into the ground (solar arrays).  FFP IL Community Solar, LLC will 

mount the solar arrays on single-axis trackers with each solar array tilting between 60/-60 degree 

angles.  The height of the solar array will not exceed 12-feet above ground surface and FFP IL 

Community Solar, LLC intends to utilize Trina TSM-340-DD14A modules; however, the specific solar array 

configuration for this Project will be decided once additional site specific information and design 

components are determined.   The Trina TSM-340-DD14A modules are UL and CSI (California Solar 

Initiative) listed.  According to the Solar Energy Industries Association, the proposed 2MW solar project 

is capable of powering approximately 300-homes in Illinois with clean, renewable energy.  

2. Traffic Impacts 

Due to the rural location and size of the Project (2MWs), traffic impacts are expected to be minimal.  

Project development may be divided into the four phases: site preparation, material and equipment 

delivery, solar garden construction, and solar garden maintenance.   

 

The following Table illustrates a typical, estimated average daily trip generation by vehicle for each 

Project phase for an approximate 2MW solar project.  

Project Phase 
(Time Period) 

Vehicle Type Estimated Gross 
Vehicle Weight 

Number of Vehicles 
Per Day 

 

Maximum and 
Average Vehicle 

Trips Per Day 

Site Preparation 
(approx. 4-6 weeks) 

Equipment Hauling 
Trucks 

30,000-65,000 lbs 0-2 0-4 

 Passenger Vehicles 2,000-10,000 lbs 2-5 4-10 

 Fuel Delivery 20,000-30,000 lbs 1 2 

    Max – 16/Ave - 6 

Material and 
Equipment Delivery 
(approx. 4 weeks) 

Conex Container and 
Delivery Trucks 

30,000-50,000 lbs 5-15 10-30 

 Equipment Hauling 
Trucks 

20,000-40,000 lbs 0-4 0-8 

    Max – 38/Ave - 10 

Solar Garden 
Installation  

(4-5 months) 

Passenger Vehicles 2,000 to 10,000 lbs 10-15 20-30 
 

 Fuel Truck 20,000 to 30,000 lbs 1 2 

 Material Delivery 
Truck 

20,000 to 30,000 lbs 1 2 
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Project Phase 
(Time Period) 

Vehicle Type Estimated Gross 
Vehicle Weight 

Number of Vehicles 
Per Day 

 

Maximum and 
Average Vehicle 

Trips Per Day 

    Max – 34/Ave - 24 

Operations 
(ongoing once 

operational) 

Utility Vehicle 2,000 to 10,000 lbs 1 per month or less 
 

 

    Max - 2/Ave - 0 

 

Project related traffic during all phases will not be significant during AM and PM peak periods (7:00 – 

9:00 AM and 4:00 – 6:00 PM, respectively).   

 

3. General Construction and Development Criteria 
 

 Glare - FFP IL Community Solar, LLC intends to utilize Trina TSM-340-DD14A photovoltaic modules 

which are constructed of anti-reflective coated tempered glass.  In addition, the facility will be sited 

strategically to avoid glint and glare reflection towards adjacent roadways and surrounding areas.  

 

 Lighting – No lighting is proposed for this Project. 

 

 Security Fencing - The entire Project Premises will be surrounded by a six-foot tall standard chain-

link fence with a one-foot barbed wire apron on extension arms.  The Project will be designed to 

meet or exceed applicable local and national safety standards, specifically including: the currently 

enforced edition of the National Electric Code (NEC), and such regulations provided by the 

interconnecting utility.  The Project will include a visible and lockable manual safety switch, which 

will be made accessible to first responders, the utility, and maintenance personnel via gate lockbox, 

code, or other method to be defined prior to construction.  Additionally, the solar inverters (which 

convert electricity from the solar modules from DC to AC) are listed to the UL-1741 standard, which 

provides for immediate shutdown upon loss of an electrical signal from the utility. 

 

 Warning Signage - Visible warning signs shall be posted at each ingress/egress point associated with 

the Project.  The Project emergency contact information and 911 address will be clearly posted on 

all warning signage. 

 

 Utility Connection – The applicant is currently in the process of obtaining a power purchase 

agreement with the local electric company.   

 

 Endangered Species and Wetlands - Please see attached EcoCAT consultation report. 

 

 Compliance with Additional Regulations - FFP IL Community Solar, LLC fully intends to comply with 

all federal, state, and local laws and regulations. Other than submittal to IDNR regarding EcoCAT and 

the State Historic Preservation Office, there have been no other consultation with agencies to date. 
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4. Vegetative Maintenance 

Following construction of the solar facility, disturbed grounds will be re-established with low growth / low 

maintenance ground cover.  The vegetative maintenance contractor will be responsible for inspecting and 

maintaining the vegetative integrity of the solar facility.  The contractor will conduct on-site activities 

during growing months at the frequency of approximately 2-3 times per year.  The contractor is expected 

to adjust site maintenance frequency based on time of year and weather conditions.  To avoid rutting, 

erosion, and soil compaction, weather forecasts will be consulted and on-site field inspections will be 

conducted prior to mowing or cutting to ensure that these practices occur when the site is able to 

withstand this type of activity. 

The proposed Project may follow practices that: (1) provide native perennial vegetation and foraging 

habitat which is beneficial to game birds, songbirds, and pollinators; and (2) reduce storm water runoff 

and erosion at the solar site. To the extent practical, if establishing perennial vegetation and beneficial 

foraging habitat, the Project shall use native plant species and certified seed mixes that are free from 

noxious or exotic weed seeds. 

Please refer to the appended Vegetative Maintenance documentation for additional information. 

 

5. DeKalb County Community Development Department 
 

Special Use Request Application Information. 

1. The proposed Special Use complies with all applicable provisions of the applicable district 

regulations. 

 

The proposed solar Project will comply with all ordinances, requirements, and regulations set 

forth by DeKalb County.  In addition, FFP IL Community Solar, LLC will obtain all necessary local 

and state permits. 

 

2. The proposed Special Use will not be unreasonably detrimental to the value of other property in 

the neighborhood in which it is to be located or the public welfare at large.  

 

The proposed Project would be situated on rural agricultural land, located away from public 

areas.  Because there are no significant traffic impacts associated with the construction and 

maintenance of the solar farm and no dangerous or hazardous chemicals contained within the 

PV modules, there are no anticipated effects to public health, safety, comfort, convenience, 

morals, or general welfare to the neighborhood or citizens of the County.    

 

According to the National Renewable Energy Laboratory, once constructed, solar projects require 

little maintenance and no on-site employees. FFP IL Community Solar, LLC intends on utilizing PV 

modules for this system which use a non-reflective glass and are designed to absorb light rather 

than reflect it, thus reducing glint and glare to adjacent roadways and residences.  Furthermore, 

the nosiest components of the solar farms are the inverters, which generate a low buzzing sound 
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as they convert electricity from direct current to alternating current. This noise is generally not 

audible above ambient noise outside of the perimeter fence.  

 

In addition, according to the Solar Energy Development Information Report to the Kankakee 

County Board, which was prepared by county staff to address concerns associated with solar 

development, “across the country there is limited research on the impact of utility scale solar 

projects on property values.  As such, an alternative approach may be needed to address these 

concerns; one possible option would be to look at the impact of large-scale wind projects on 

property values although the differences between these two types of power generation facilities 

may be too great to make an adequate comparison. The existing research regarding wind farms, 

which examined the property values of residential homes located near or with views of wind 

turbines, provides little or no evidence that home values are affected (positively or negatively) 

before or after the construction of a facility.” 

 

3. The location and size of the Special Use, the nature and intensity of the operation involved in or 

conducted in connection with the property, and the location of the site with respect to the 

street giving access to it are such that the Special Use will not dominate the immediate 

neighborhood so as to prevent development and use of neighboring property in accordance 

with the application Zoning District Regulations. In determining whether the Special Use will so 

dominate the immediate neighborhood, consideration shall be given to: 

 

a. What are the location, nature and height of buildings, structures, walls, and fence of the 

site? 

 

Due to the rural location of the proposed Project, adverse impacts to the surrounding 

properties and areas are expected to be negligible.  The proposed Project would remove only 

the land containing the solar arrays from agricultural production on the Subject Property 

only, and no effects on surrounding agricultural fields are expected. The proposed solar 

facility will be maintained in association with all applicable ordinances set forth by DeKalb 

County and is small enough in size (2MWs) to not significantly impact the current and/or 

future operations conducted at the adjacent properties. Furthermore, the solar array will be 

strategically sited to avoid glint and glare reflection towards adjacent roadways and 

surrounding areas.  As a result, the solar facility is not anticipated to result in any 

undesirable impacts to the adjacent properties, will be compatible with the permitted uses 

established in the agricultural district, and will provide the local electrical grid with 2MWs of 

clean, renewable energy. 

 

The entire Project Premises will be enclosed within a six-foot tall chain link fence with barbed 

wire and locked access gate in order to prevent trespassing. In addition, the height of the 

solar arrays will not exceed 12-feet above ground surface. No buildings will be constructed in 

association with the proposed Project. 
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b. What is the nature and extent of proposed landscaping and screening on the proposed site. 

 

Please refer to the Vegetative Maintenance Section discussed above and the appended 

Vegetation Maintenance Plan for additional information. 

 

4. Address off-street parking and loading area standards. 

 

FFP IL Community Solar, LLC will provide all required documentation associated with the above 

referenced items once additional site specific engineering and design components are 

determined. 

 

5. Address drainage, utility and other such necessary facilities that have been or will be provided. 

 

FFP IL Community Solar, LLC will provide all required documentation associated with the above 

referenced items once additional site specific engineering and design components are 

determined. 

 

6. The proposed uses, where such developments and uses are deemed consistent with good 

planning practice or can be operated in a manner that is not detrimental to the permitted 

developments and uses in the district: can be developed and operated in a manner that is 

visually compatible  with the permitted uses in the surrounding area, shall in all other respects 

conforms to the applicable regulations of the district in which it is located; and are deemed 

essential or desirable to preserve and promote the public health, safety, and general welfare of 

DeKalb County.  

 

The proposed Project is situated within a predominantly rural, agricultural area of DeKalb 

County, IL.  Allowing this property to be developed into a solar facility will provide 2MWs of 

clean, renewable energy to the local electrical grid. In addition, this project will help generate 

additional income for the landowner, contribute to job creation stimulation through new 

investments in energy efficiency, renewables, and innovation, and also help preserve the State of 

Illinois’ low energy rates for residents and businesses within the County. 

 

The proposed Project will comply with all ordinances, requirements, and regulations set forth by 

DeKalb County.  In addition, FFP IL Community Solar, LLC will obtain all necessary local and state 

permits. 

 

As the proposed Project is located on rural land, away from public areas, municipalities, 

businesses, and industrial sites, there are no anticipated effects from the construction or 

operation of the solar facility.  The proposed Project would remove the land from agricultural 

production on the Subject Property only, and no effects on surrounding agricultural fields are 

expected. The entire Project Premises will be contained within a six-foot tall chain link fence with 

a locked access gate in order to prevent trespassing. In addition, warning signage will be clearly 

posted at the ingress/egress point of the Project Premises and will contain emergency contact 

information and the 911 address.  Furthermore, vegetation within the Project Premises will be 
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regularly maintained to prevent any increase in fire hazard to the Project Premises and adjacent 

areas. Because there are no significant traffic impacts associated with the construction and 

maintenance of the solar farm and no dangerous or hazardous chemicals contained within the 

PV modules, there are no anticipated effects to public health, safety, comfort, convenience, 

morals, or general welfare to the citizens of the County.    
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 STAFF REPORT 

 

TO: Planning and Zoning Committee  
 

FROM: Derek M. Hiland 

  DeKalb County CD Director  
 

DATE: January 19, 2022 
 

SUBJECT: Discussion and Direction on Solar Energy System Regulations 
 

In 2017, the Planning and Zoning Committee (PZC) committed to a process to identify, evaluate 

and implement a sustainability ordinance for DeKalb County regarding Commercial Wind / Solar 

Farms.  The Committee and County Board held a number of hearings, worksessions and listening 

sessions regarding the adoption of both a wind and solar energy system ordinance.  Since their 

adoption, DeKalb County has seen the popularity of solar grow.  Throughout each public hearing 

both those for and against solar were present and testified that the merits for approval should or 

should not be met by identifying their position using the current ordinance as their foundation.  

Some have asked for changes to the ordinance while others feel the ordinance meets the needs of 

DeKalb County.  I would ask each Committee Member to reflect upon the past 3 years of 

development and be prepared to discuss and direct staff on changes to the ordinance.  With your 

direction we can best proceed with the processes available to us to accomplish your vision for 

DeKalb County. 
 

For committee members’ consideration staff has attempted to break up the sample of approved 

ordinances into specific categories.  The purpose of doing so would allow for isolated discussions 

regarding certain elements that differing opinions are able to be worked through.  Specifically staff 

has identified the following topics to consider: 

 

*Definitions (small scale, 

medium scale, large 

scale…etc);  

 

*Dimensional 

Requirements (height, 

setbacks, lot coverage);  

 

*Site Plan Review / 

Standards (landscaping, # 

of panels, mounting 

system, drain tiles, safety, 

visual impact, land clearing 

activities, access, parcel 

lines, nearest residential 

property line, nearest 

residential structure); 

*Operational Standards 

(mowing, farming, 

maintenance, pruning, 

Stormwater controls)  

 

*Decommissioning/Aband

nment (time constraints, 

Letter of Credit, define 

completeness) 

 

 




