
DeKalb County 

PLANNING & ZONING COMMITTEE 

Regular Meeting 

Blank Slate Room 

Community Outreach Building 

2500 N. Annie Glidden Road, DeKalb 

Wednesday September 28, 2022 – 6:30 p.m. 

Steve Faivre, Chairman 

 

 

1. CALL TO ORDER / ROLL CALL  

2. APPROVAL OF AGENDA 

3. APPROVAL OF MINUTES 
a. July 27, 2022 
b. August 18, 2022 

 
4. PUBLIC COMMENT 

 
5. OLD BUSINESS  

 

6. NEW BUSINESS 
a. Special Use Request by ForeFront Power (FFP) for the construction and operation of a 

2-megawatt solar garden on the 16.8-acres of the southern portion of a 60.56-acre 
property located on the south side of Wolf Road, in Kingston Township. (Pet: KI-22-11) 
    

b. Special Use Request by Conserv FS, Inc., whom submitted an application to expand the 
business operation located at 20606 Willrett Road, in Malta Township, with the installation 
and operation of a new 60,000-gallon bulk LP (Propane) storage tank.  The property is 
zoned A-1, Agricultural District, with a Special Use Permit for fertilizer sales, and the bulk 
storage and mixing thereof.  (Petition MA-22-12) 

 
7. OTHER BUSINESS / REPORTS 

 
8. ADJOURNMENT 
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DeKalb County Government 

Sycamore, Illinois 

 

Planning and Zoning Committee Meeting 

(July 27, 2022) 

 

The Planning and Zoning Committee of the DeKalb County Board met on July 27, 2022 at 6:30 

pm in the DeKalb County Legislative Center, Gathertorium, in Sycamore, Illinois. In attendance 

were: Committee Members: Tim Bagby, Steve Faivre, John Frieders, Roy Plote, and Craig Roman; 

and, Community Development Department staff: Derek Hiland and Marcellus Anderson. Also in 

attendance were: Greg Millburg, Manager of the DeKalb County Farm Bureau; Attorney Nicholas 

Stanford, Matt Walsh, and Michael Keith, representing Nexamp Solar; Jamie Walter;  Mary Rita 

Nelson, representing the League of Women Voters; James Hutcheson; Brad Belanger, representing 

the Concerned Citizens for DeKalb County (CCFDC); John Lyon; Linda Tim; Meryl Domina; 

Tim Hakes; Dan Oceanus; John Mapes; Thomas Markham; Brian Young; William Heck, 

representing BAP Illini; and Katherine Andraski.  

 

Call to Order / Roll Call 

 

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

Mr. West were not in attendance.  

 

Approval of Agenda 

 

Mr. Plote moved to approve the agenda, seconded by Mr. Roman, and the motion carried 

unanimously.  

 

Approval of Minutes 

 

Mr. Frieders moved to approve the minutes of the May 25, 2022 Planning and Zoning meeting, 

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

 

Public Comments 

 

Meryl Domina noted that she had recently been to a meeting hosted by the Citizens Utility Board 

regarding community solar. She summarized the topics talked about at the meeting and offered to 

set up a meeting with them, if the Committee was interested.  

 

Tim Hakes read and submitted a statement prepared by Jon Lageman, in which Mr. Lageman 

indicated his belief that the approval of the industrial solar projects is a violation of the 

Comprehensive Plan and talked about the problems that solar development will create.  

 

Mary Rita Nelson indicated that she was representing the League of Women Voters, which was in 

support of solar. She indicated that they felt that the setbacks did not need to be changed, that the 
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complaints were primarily related to neighbors not liking the look of the installations, and details 

some of the benefits of solar facilities.  

 

Dan Oceanus indicated that he was a neighbor in objection to the special use permit application 

submitted Nexamp for their Genoa Road Solar projects 1 & 2. He related his belief that his 

concerns and objections had not been addressed at the public hearing, in particular his belief that 

the installations may adversely impact the point-to-point WIFI connection used by his neighbors, 

that Nexamp be held to a condition of the previously granted ordinance, in which the company 

agreed to never expand the facility to include the southern portion of the subject property, and his 

inquired about the carbon credits available on the site. 

 

Brian Young indicated that he was a neighbor in objection to the Genoa Road Solar projects. He 

noted that he agreed with all of Mr. Oceanus’ points, and felt that the Hearing Officer disregarded 

their concerns. He noted his concern about the potential for the sites to block their WIFI signal, 

and inquired why they could not be located in a better site. He also voiced his opinion that the 

setbacks should be changed.  

 

Katherine Andraski read and submitted a statement she prepared describing her objections and 

concerns regarding the Owens Creek project and future industrial-scale solar projects. She detailed 

her concerns regarding the negative impacts of solar development, and indicated her support for 

revising the setbacks.  

 

Brad Belanger distributed a copy of a statement prepared by the CCFDC regarding changes they 

wished to see made to the Solar Energy Systems (SES) regulations, which he also indicated had 

been emailed to the Committee members and staff, and summarized the contents of the statement. 

He also noted that Battery Storage Systems should be removed from the proposed changes and a 

moratorium enacted on that issue to so that staff can adequately explore the matter in greater detail.   

 

John Lyons submitted and read a statement he prepared detailing his objections to allowing for 

large-scale solar projects. He recommended having the setbacks be set in regards to the scale of 

the project, and asserted his belief that no consideration was given to non-participating landowners 

in the previous solar ordinance.  

 

Linda Tim submitted and read a statement she prepared detailing her objections to allowing for 

large-scale solar projects.  

 

Attorney Nicholas Stanford, representing Nexamp, submitted site plans and prepared statement 

that detailed objections they had to some of the recommended conditions put forth by the Hearing 

Officer for the Genoa Road Solar projects, and asked the Committee to consider changing them.  

 

William Heck, representing BAP Illini, LLC, informed the Committee that he was in attendance 

and available to answer any questions they may have regarding the special use permit application 

for the Whiskey Acres Site A solar project.  

 

Old Business -  
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none 

 

New Business –  

 

Special Use Permit – KI-22-06 & KI-22-07 Nexamp – Genoa Road Solar 1 & 2 

 

Mr. Hiland informed the Committee that Nexamp Solar was seeking approval for the establishment 

and operation of two co-located 2-megawatt solar gardens to be located on the east side of Genoa 

Road in Kingston Township. He related that these sites had originally been granted approval in 

2019 in anticipation of the State solar lottery, but where not chosen at that time. He noted that in 

2021 the State developed a new program, and that the applicant was coming forward for re-

approval of the sites so that they could participate in the new program. Mr. Hiland reported that a 

public hearing was held on June 9, 2022, and that the Hearing Officer had recommended approval 

with conditions. He then directed the Committee’s attention to the portion of the findings 

addressing Mr. Oceanus’ comments. He explained that he had spoken with Mr. Oceanus, and noted 

that the Hearing Officer had originally neglected to mention receiving Mr. Oceanus’s email 

statement. That he had informed the Hearing Officer, who then revised his findings to note that he 

had received it and taken it into consideration. Mr. Hiland then addressed some of the comments 

Mr. Oceanus had made earlier, pointing out that the conditions adopted for the previous ordinance 

had been recommended for inclusion in the proposed ordinance. He also noted that Nexamp was 

asking for some variations from those conditions. Mr. Hiland informed the Committee that items 

mentioned by Mr. Oceanus had been part of the previous ordinances, and had been added to the 

ordinances by the Board itself as Exhibit C.  

 

Mr. Faivre inquired as to what some of the recommended changes were. Mr. Hiland related what 

occurred at the public hearing, in particular, the discussion regarding setbacks from and screening 

between the site and neighboring homes. He noted that at the public hearing, the screening plan 

agreed to was to go around the entire southern and western boundaries of the project sites. Mr. 

Faivre inquired as to who would approve the landscape plan. Mr. Hiland responded that ultimately 

the County Board would set the policy for who they want to be responsible for reviewing and 

approving the plan. Further discussion was had regarding landscaping required at other solar 

garden sites, and the potential negative impact of planting lots of trees near farm fields. 

 

Mr. Hiland informed the Committee that he did not support changing the time limit to begin 

construction from eighteen months to thirty-six months. Explaining that such time limits had been 

applied to the proposed industrial-scale projects, which detailed the need for such a lengthy time 

period, and that community solar projects had not demonstrated the need for a lengthy a time 

period.  

 

Mr. Roman moves to recommend approval, with conditions, of the two applications, seconded by 

Mr. Frieders.  

 

Mr. Frieders moves to amend the recommendation to include the landscaping shown on the site 

plan submitted to the Committee by the applicant, seconded by Mr. Bagby. 
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Mr. Hiland talked about the proposed escrow account that had been included in the previous 

ordinances, but recommended that he talk with the County Engineer about it first before the County 

Board decided on whether it is needed or not. Mr. Stanford indicated that the problem Nexamp 

had with the provision was that it had no definitive amount set to it, which they would need to be 

able to properly plan for it. 

 

A vote was called on the amendment to the motion to adopt the landscaping shown on the site plan 

submitted to the Committee as a condition of approval, and the motion was carried four (4) to one 

(1: RP). 

 

Michael Keith explained that they would be hiring a drain tile expert to map out the tiles on the 

site before construction, and that they would develop a plan to manage those tiles. Mr. Hiland 

noted that the ordinances that have been approved for solar gardens have all included language 

requiring the protection and repair of drain tiles. 

 

The Committee then discussed the matter of potential WIFI interference that might be caused by 

the facilities with Mr. Stanford and Mr. Oceanus. Mr. Stanford noted that one of the conditions of 

approval was the requirement that Nexamp have a study conducted on the impacts of the facilities 

on the WIFI signal being beamed across the site and to develop a plan to address any impacts 

found; however, he added that while they were willing to abide by the condition, they did not feel 

the condition was actually merited.  

 

A vote was called on the amended motion for approval with conditions for the two applications, 

and the motion carried unanimously.  

 

Map Amendment – CO-22-08 Terra Firma 

 

Mr. Hiland informed the Committee that Terra Firma was seeking approval for a U-Haul rental 

facility and a vehicle storage yard to be collocated on the property located at 13567 State Route 

38, Cortland. He explained that the current zoning district did not allow for the co-location of the 

two uses on the same property, therefore a map amendment was being sought to rezone the 

property to Planned Development – Industrial District (PD-I) which would allow for both uses. He 

noted his effort to have the Town of Cortland annex the property, given its close proximity to the 

Town, but that it was not interested in doing so. Mr. Hiland noted that a public hearing was held 

on June 9, 2022, and that the Hearing Officer had recommended approval with conditions.  

 

Mr. Plote moved to recommend approval, with conditions, seconded by Mr. Bagby. 

 

Mr. Bagby inquired as to how close the site was to Somonauk Road. Mr. John Mapes estimated 

that it was approximately one hundred (100) feet away from Somonauk Road.  

 

Mr. Roman inquired whether there was a veterinarian clinic to the east of the property. Mr. Mapes 

responded that there was, but did point out that there was actually a narrow strip of undeveloped 

property between the subject site and the clinic property that was owned by the mobile home park 

to the north.  
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A vote was held on the motion to recommend approval, with conditions, and the motion was carried 

unanimously.  

 

Special Use Permit – AF-22-09 BAP Illini – Whiskey Acres Site A 

 

Mr. Hiland informed the Committee that BAP Illini Solar was seeking a special use to establish 

and operate a 2-megawatt solar garden in the southeast corner of the 81.46-acre property located 

on the southeast corner of Crego and Keslinger Roads. Mr. Hiland noted that a public hearing was 

held on June 30, 2022, and that the hearing officer had forwarded a recommendation of approval 

with conditions. Mr. Hiland then detailed the recommended conditions.  

 

Mr. Frieders moved to recommend approval, with conditions, seconded by Mr. Roman, and the 

motion was carried unanimously. 

 

Variation – FR-22-10 Markham 

Mr. Hiland informed the Committee that Thomas Markham was seeking a variation to allow the 

expansion of his existing legal nonconforming garage on his property located at 6393 State Route 

72, Kirkland. He explained that normally the Hearing Officer made Variation decisions, but that 

variations for nonconforming structures had to be approved by the County Board. Mr. Hiland noted 

that a public hearing was held on July 14, 2022, and that the hearing officer had forwarded a 

recommendation of approval with conditions.  

 

Mr. Plote moved to recommend approval, with conditions, seconded by Mr. Bagby, and the motion 

carried unanimously.  

  

Solar Energy Systems Regulations 

 

Mr. Hiland informed the Committee that in response to Mr. Osland’s inquiry at the previous 

Committee meeting about the potential fees to be collected from the solar farms and gardens, the 

Committee packet included a sample spreadsheet he prepared. He then elaborated on how the 

building permit fees would be calculated and what the potential fee would be for projects of several 

sizes. 

 

Mr. Hiland informed the Committee that he had a fruitful discussion with the attorney for the 

Illinois Power Agency, regarding what happens after Counties approve a solar project. He reported 

that the Agency was growing frustrated with ComEd and PGM, noting these entities essentially 

control which projects would be moving forward. It was noted that these companies need to hire 

more staff to handle the number of projects coming in, but are not doing so, and instead are 

planning on a “Big Halt’, which the attorney indicated meant that that the large industrial-scale 

projects were going to be untouched for two (2) years. Mr. Hiland noted that while the County 

tried to account for a certain amount processing time for the three approved industrial-scale 

projects in the County, this would see these projects expiring before they even have a chance to 

get started. He noted that the Committee would very likely see a proactive amendment put before 

either the Committee or the County Board, at their August meeting to address what is happening. 

Mr. Hiland then elaborated further upon the State process and how it affects the County.  
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Mr. Hiland noted that the Committee packet included proposed revisions to the County’s solar 

regulations for their review, and then elaborated on the revisions. He reminded the Committee that 

if they wished to see revised language adopted before the elections, this matter would need to be 

forwarded to public hearing soon.  

 

The Committee then discussed some of the revised and recommended terms, briefly talked about 

setbacks, and how the current ordinance language was developed. It was determined that the 

section on battery storage systems not be included at this time, and that instead a moratorium be 

placed on them while to allow the County more time to fully address the issue.  

 

The Committee determined that given the need to get the matter before the County Board in a 

timely manner, they would schedule a special meeting to finalize the proposed language, so that 

the text amendment process could begin. After some more discussion, it was decided the special 

meeting would be held in the Gathertorium on either August 11th, 12th, 15th, or 16th. Mr. Hiland 

noted that the Committee members would be polled to determine which date would work best. 

 

Other Business  

 

None 

 

Adjournment  

 

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

unanimously. 

 

Respectfully submitted,  

 

 

 

_______________________________________________ 

Steve Faivre 

Chairman, Planning and Zoning Committee 

 

MOA:moa 
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DeKalb County Government 

Sycamore, Illinois 

 

Planning and Zoning Committee Special Meeting 

(August 18, 2022) 

 

The Planning and Zoning Committee of the DeKalb County Board met on August 18, 2022 at 6:30 

pm in the DeKalb County Legislative Center, Gathertorium, in Sycamore, Illinois. In attendance 

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

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

and Marcellus Anderson. Also in attendance were: Brian Gregory, DeKalb County Administrator; 

Greg Millburg, Manager of the DeKalb County Farm Bureau; Jamie Walter; Mary Rita Nelson, 

representing the League of Women Voters; James Hutcheson; John Lagemann; John Lyon; Linda 

Tim; and Katherine Andraski.  

 

Call to Order / Roll Call 

 

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

 

Mr. Plote moved to allow Mr. Frieders to attend the meeting via Zoom, seconded by Mr. West, and 

the motion carried unanimously.  

 

Approval of Agenda 

 

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

unanimously.  

 

Approval of Minutes 

 

None 

 

Public Comments 

 

Mary Rita Nelson, representing the League of Women Voters, indicated that they felt that the 

setbacks did not need to be changed.   

 

Katherine Andraski read and submitted a statement she prepared describing her objections and 

concerns regarding the potential negative impacts of large-scale solar development. She 

particularly pointed out her concerns that the installation of the Owens Creek project may cause a 

critical failure in the natural gas pipeline which passes through the area of the proposed solar 

development. She also called for the language to allow battery energy storage systems to be 

removed from the proposed solar update.  

 

John Lagemann read his statement, which he also indicated had been sent to the Committee and 

staff via email, in which he elaborated on his belief that Leeward would lack the skills to safely 
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install and properly manage an industrial-scale solar development. His statement also noted his 

concerns regarding the potential negative impacts of commercial solar development, and 

recommended that the County adopt a minimum setback ratio of one hundred (100) feet per three 

(3) feet of height of the solar panels.  

 

Linda Tim submitted and read a statement in which she recommended that the language regarding 

battery energy storage systems be removed and a moratorium be placed on them until such time 

as sufficient research can be done on their potential hazards. He asked for greater setbacks for 

commercial solar projects and also supported the adoption of a minimum setback ratio of one 

hundred (100) feet per three (3) feet of height of the solar panels. She expressed concerns regarding 

the impacts and dangers of potential stray voltage from the solar panels. Additionally, she 

highlighted the need for additional property value studies to be done.  

 

Old Business -  

 

Solar Energy Systems Regulations 

 

Mr. Hiland informed the Committee that they were here to continue the discussion about the 

proposed changes to the County’s solar regulations, with the intent of having language ready to 

forward to public hearing.  

 

Mr. Hiland informed the Committee that he had learned that there was some confusion regarding 

the language of the setback revisions included in the proposed language. He explained that the 

language had been developed based on the language used in the ordinances granting special use 

permits to the Samsung projects. He noted that the proposed setback language had been revised so 

as to provide further clarification. He then utilized a Power Point presentation to provide a detailed 

explanation of how the proposed setback would be applied. The Committee and Mr. Hiland then 

discussed the matter until all fully understood what was being proposed.  

 

Mr. Plote moved to direct staff to initiate text amendment proceedings, using the proposed 

language, to revise the solar regulations of and to establish regulations for battery energy storage 

systems in the DeKalb County Code, seconded by Mr. Roman.  

 

The Committee then had a discussion regarding the proposed setback from an occupied structure 

on a nonparticipating property, in particular the merit of the setback, counter proposals, and the 

impacts of the setback.  

 

Mr. Hiland inquired whether the Committee had any comments on the proposed language 

regarding landscaping and ground cover developed from suggestions presented by the DeKalb 

County Soil and Water District. No comments were forthcoming.  

 

Mr. Hiland inquired whether the Committee had any comments regarding the proposed 

decommissioning language. No comments were forthcoming.  
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Mr. Hiland then elaborated on the proposed language regarding Battery Energy Storage Systems 

(BESS), talked about the research done to develop the proposed language, and reminding the 

Committee about the discussions that had previously occurred on the matter.  

 

Mr. Plote asked for further clarification about the setbacks for BESS, in particular a BESS installed 

as part of a large solar facility. Mr. Hiland responded by explaining on how the setbacks would be 

applied, re-utilizing the PowerPoint presentation used previously to explain the proposed solar 

setbacks.  

 

Mr. Plote inquired whether a BESS installed as part of a solar facility would be required to have 

its own separate screening if screening was already being provided for the solar facility. Mr. Hiland 

explained that if the solar facility was already providing screening, the BESS would not need to 

provide additional screening. Mr. Hiland also noted that each solar facility and BESS would 

require a special use permit and that the ordinance for the special use permit would have language 

in it regarding the particular circumstances of that site. Mr. Plote recommended adding additional 

language to clarify that additional screening would not be necessary. Mr. Hiland agreed that could 

be done. Mr. Plote then informed the Committee about discussions among solar developers 

regarding the need for future solar developments to have BESS attached to them, and that he was 

all for having the proposed language put in, as it would be asking for trouble if the County did not 

do so. 

 

Mr. Frieders inquired whether the reason to why the proposed language requires BESS built as a 

part of a solar facility be located in the middle of the development had to do with looks or safety. 

Mr. Hiland responded that it was mostly for aesthetics, but that safety was also a consideration. 

He noted that while most modern BESS are designed with internal safety systems, the additional 

distance from other properties would not negatively impact the safety factor.  

 

Mr. Frieders inquired about why so few counties have adopted ordinances addressing BESS. Mr. 

Hiland noted that most of his counterparts do not have ordinances addressing these issues and just 

utilize special use permits to deal with them on an individual basis. He added that most of those 

he has found with BESS in place have no real performance standards in place regarding them. 

 

Mr. Plote inquired as to what “ancillary equipment” referred to. Mr. Hiland elaborated that such 

uses were ones that were part of the overall project but subordinate to the primary use.  

 

Mr. Osland inquired whether there was any chance of soil contamination if a BESS unit ruptured. 

Mr. Hiland noted that he was not an expert in such things. He then related a few incidents he had 

come across in his research, and talked about how the safety technology for BESS has been 

advancing to address concerns that have been raised. He admitted that contamination is possible, 

but re-iterated that he was no expert in that field. Mr. Osland noted that it appears that we are in a 

learning curve right now. 

 

Mr. Frieders noted that he would rather support the proposed language did not address BESS and 

only focus on the updates to the solar regulations. Mr. Faivre expressed his opinion that the 

research done by staff was good, and elaborated on his feelings for why the BESS language should 

be included. Mr. Frieders commented that the Committee should have started the conversation 
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about BESS back in March, when it first began looking at the updating the solar regulations. Mr. 

Faivre reminded him that BESS had been brought up as a subject for a while.  

 

Mr. West talked about his concerns regarding the dangers and expense of dealing with lithium 

fires, and express his belief that the developers should have to shoulder the costs of training 

emergency responders and providing the necessary equipment. Mr. Hiland noted that there was 

nothing in the language regarding that, but that he had seen some special use ordinances have 

conditions of approval with such requirements. He noted that if a BESS came before the County 

today, the ordinance approving it would have such a condition. Mr. West suggested amending the 

proposal to add in such language.  

 

Mr. West moved to amend the motion to forward the text amendment to amend the proposed 

language to include a requirement that the developer of a battery energy storage system bear the 

cost of training and equipment for a fire/emergency, seconded by Mr. Osland. 

 

Mr. Bagby inquired whether, when talking about fire departments, if they were referring to local 

or regional departments. Mr. Hiland responded that while many departments would likely respond 

to the emergency, the primary responsibility and authority for dealing with a fire was on the local 

department. 

 

A vote was held on the proposed amendment, and it carried unanimously.  

 

The Committee than had a discussion regarding the suggested setbacks for BESS, and how they 

would, or should, be applied in several circumstances.  

 

Mr. Plote inquired whether an unincorporated community, such as Fairdale, could seek to establish 

a BESS as a whole. Mr. Hiland responded that it could, but that it would require a special use 

permit. Mr. Plote noted his belief that there will come a situation where a school or community 

will want to build a BESS.  

 

Mr. Hiland talked about how conditions that have been continually added to ordinances approving 

solar facilities were added into the proposed language.  

 

Brian Gregory, DeKalb County Administrator, recommended that the Committee might consider 

treating the update of the solar regulations and the new BESS regulations as two separate text 

amendments, and treat them as two separate issues. Mr. Hiland responded by explaining that even 

though the proposal addresses both issues, in the proposed language presents them as two separate 

items, and that they would be, strictly speaking, separate text amendments.  

 

A Roll Call Vote was held on the amended motion directing staff to initiate text amendment 

proceedings using the proposed language, to revise the solar regulations of and to establish 

regulations for battery energy storage systems in the DeKalb County Code. The motion was 

carried six to one (JF).  
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Mr. Hiland noted that the staff will try to get the public hearing scheduled for September 15, 2022, 

and as per the Committee’s direction, will be scheduling two hearings regarding the matter on that 

day, one in the afternoon and one in the evening.   

 

Mr. Faivre inquired whether the matter would be able to make it back in time for the Committee’s 

September meeting. Mr. Hiland responded that the public hearings would be the critical element 

as to what happens. Mr. Faivre noted that the Committee may have to schedule another special 

Committee meeting to be able to address the matter in time to forward it to the October County 

Board meeting.  

 

New Business 

 

None 

 

Other Business  

 

None 

 

Adjournment  

 

Mr. Osland moved to adjourn the meeting, seconded by Mr. West, 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:  September 20, 2022 

 
SUBJECT: ForeFront Power – Hassellmann-Kirkland Site 2 
 Solar Garden Special Use 
 Petition KI-22-11 
 
ForeFront Power (FFP) has submitted an application for the construction and operation of a 2-megawatt solar 

garden on the 16.8-acres of the southern portion of a 60.56-acre property located on the south side of Wolf Road, 

in Kingston Township. In 2019, DeKalb County Ordinances 2019-17 (Site 1) and 2019-18 (Site 2) 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. However, only 

the Site 1 was chosen to participate in the state program; the rights to Site 1 were later sold to Nexamp, who would 

go on to develop that particular solar garden project. Meanwhile, the expiration date for the Special Use Permit 

for Site 2 passed with no action taken by the petitioners. In late 2021, the State developed a new Illinois 

Community Solar program, and applicants were chosen to participate, therefore FFP has reapplied for special use 

approval again.  

 

DeKalb County Hearing Officer Dale Clark conducted a public hearing on September 1, 2022 regarding the 

petitions. Wherein, the petitioners presented evidence and testimony in support of their application. Five members 

of the public voiced various concerns regarding the project. 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 requests.  

 

 

MOA:moa 
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Petition KI-22-11 

Report and Recommendations 

Forefront Power Petition for SpeciaJ Use 

PETITION: KI-22-11 
DATE OF HEARING: 9-1-22 
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 a Special Use Permit on the above petition to place 
a solar garden located generally on the 16.8 acres of the southern half of the 60.56-acre property 
located on the south side of Wolf Road, approximately 2, 700 ft west Creston Road in Kingston 
Township. 

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 Matthew Vollbrech. 

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

1. Public Notice and the legal description ofthe 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 petition 

KI-22-11. 
5. Written Statements from the following person present at hearing: Jon Lagemann, 

and Katherine Andraski. Copies of the written statements were provided to Petition, County Staff, 
and the Hearing Officer and are part of the public record on this matter. 

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 1:55 p.m. on January 27, 202. The next scheduled 
County action date for this matter, September 28, 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 woulci need to be approved, as the property is presently zoned A
I, Agricultural District. Also, as per the County Staff report, this project was previously approved 
by County and the current petition and submissions are in substantial conformity with the 
previously approved petition 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 conditions of the 
prior approval ordinance; 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 7:00 
a.m. and 5:00 p.m.; and agreed to submit a revised site plan as may be necessitated during the 
permit phase in particular addressing the access road issue. Per Petitioner, the access road will be 
located on the east side of Wolf Road, heading south, and Petitioner will work with the County 
Highway Commission and comply with all requirements. Petitioner also addressed the tile survey 
issues, and agreed to repair/replace as needed if disturbed during the construction and operation of 
the solar garden. Petitioner also reviewed and agreed with the County Staff recommendations 
contained in the County Staff report addressing this petition and application. 

Present and speaking at hearing were the following members of the public: 

James Hutcheson, South Grove Township: Expressed concerns about two branches of potential 
waterways and the underlying tile-lines, and their potential effect on panel supports and integrity 
during a heavy water event. He also had further questions regarding the !-beam construction and 
materials. 

Betty Fewell, Kingston Township: Expressed concerns with the location of the connection wires. 

John Lyon, Mayfield Township: Expressed a number of concerns regarding the elevation drop on 
the proposed site; potential future impact on the quality of the nearby Kishwaukee River and its 
recreational use; the nature of the proposed fencing and to make sure it allowed for the passage of 
smaller mammals to transit to needed areas. 
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Katherine Andraski, Kingston Township: Read into the record her written statement, and had 
concerns about potential fire-hazards on-site as had recently happened in Texas; breakage of the 
solar panels during hail or high wind events; stray voltage during flooding; and the proximity of 
an eagle's nest near the proposed site. 

John Lagemann, Mayfield Township: Submitted written concerns and comments into the record, 
which expressed major concerns in the following general areas- 1) Uncertainty regarding public 
safety and land use issues; 2) the web-site submissions regarding the property were different than 
presented at hearing, in his opinion; 3) he is a flood engineer by trade, has reviewed the information 
concerning the project and the site and has a number of questions and concerns; and 4) concerned 
that if approved, this would be a second site on the same property, and if granted would overwhelm 
the area and be more in the nature of a solar farm than a solar garden. His written submissions, 
read into the record, touched on these concerns and other concerns in great detail. He had further 
concerns in general, that solar companies are taking advantage of our County's ordinance, which 
is "weak" in his opinion, and not sufficient to address the public's concerns and results in large 
solar footprints in the County, and a lack of company accountability for issues that may arise after 
construction. 

The questions and concerns expressed by the public are well-founded and well-taken. At present, 
however, the current ordinance and requirements are the legal standard for evaluation, and 
Petitioner's materials have adequately addressed those standards, as with their previously 
approved application. 

As with the prior petition, in which the current petition is in substantial conformity, 
Petitioner's written materials and statements on the record properly addressed the County 
ordinance issues and criteria. 

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 petition 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. 
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I find that the proposed Special Use for the petition will not be unreasonably detrimental 
to the value of other property in the neighborhood, or the public welfare at large. The project as 
proposed is unlikely to produce any noxious odors, glare, or unreasonable noise. In addition, the 
visual profile of the project is anticipated to be minimal when combined with the proposed fencing 
and planted vegetation, and will not deprecate or alter the essential nature and character of the 
surrounding land. Indeed, there is already a solar garden directly to the north of the proposed 
project. 

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 project 
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. 

Required parking for the proposed site is nominal, and the Petitioner has or will address 
these issues to the satisfaction of the County during the permit and site-plan process. 

5. Adequate utility, drainage, and other such necessary facilities have been or 
will be provided. 
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The Petitioner's submitted project plans have addressed the issue of drainage to the 
satisfaction of the hearing officer. Petitioner stated it is aware of the drain tile issues, which have 
been present on other proposed projects, and Petitioner has agreed to repair/replace/maintain 
existing drain tile systems as may be 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 detrime~tal 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 ofDeKalb County. 

III. Recommendations 

Based on the above and foregoing, I hereby recommend that the application for Special 
Use for petition KI -22-11 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 prior conditions 
to which the project was subject as identified in approval Ordinance 2019-18. Further, this 
recommendation is contingent on Petitioner developing these projects in substantial conformity in 
all aspects to the projects previously submitted and approved by the County in the 2019 ordinance 
as identified. 

The Hearing Officer also conditions this recommendation on the following Staff Report 
recommendations: 

1. Condition 1 of the prior approving ordinance be amended to require completion of 
the project in substantial conformity to that approved in Ordinance 2019-18, and further that 
Petitioner submit a revised site-plan that meets the changes requested by County. 
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2. Condition 14 of the prior approving ordinance be amended to require all lines to be 
located underground, except at the point of connection to the electrical grid, which should be 
located within or immediately adjacent to the right-of-way of a road, and that any poles used at the 

interconnection point run parallel to the right-of-way. 
3. Condition 16 of the prior approving ordinance be amended to state that the Special 

Use Permit will expire ifthe items listed in County Staff report are not submitted within eighteen 

(18) months of approval, including site development permit, SWCD ground cover/landscaping 
review, IL NPES permit or verification, agricultural mitigation agreements as needed, 

decommissioning plan and verification of liability insurance, landscaping plan and any needed 

road use agreements. 
4. Pile-driving shall occur only between the hours of7:00 a.m. and 5:00p.m. 

5. Any fencing to be installed shall be woven wire or approved agricultural style 

.fencing. 

I also recommend that the one-year requirement of commencing the Special Use be waived 

and extended to eighteen (18) months, following County approval, should that be the decision of 
the 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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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: August 23, 2022 
 
SUBJECT: FFP IL Community Solar LLC – Hasselmann-Kirkland Site 2 
 Solar Garden Special Use 
 Petition KI-22-11 
 
ForeFront Power (FFP) has submitted an application for the construction and operation of a 2-
megawatt solar garden on the 16.8-acres of the southern half of the 60.56-acre property located on 
the south side of Wolf Road, approximately 2,700 feet west of Carson Road, 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 
 Residential 
 
West: Agricultural    A-1. 
 
Background – In 2019, DeKalb County Ordinances 2019-17 and 2019-18 were approved, 
granting Special Use Permits to FFP for the establishment and operation of two separate, 
collocated 2-megawatt solar gardens 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. Site 1 was one of those 
chosen to participate in the state program. The rights to the Site 1 were later sold to Nexamp, who 
then developed the solar garden project. Site 2 was not chosen to participate at that time and the 
expiration date passed with no action taken by the FFP. In late 2021, the State developed a new 
Illinois Community Solar program, and applicants were chosen to participate. Given that the 
previous ordinance had expired, FFP has submitted an application for approval of a new Special 
Use Permit for the proposed solar garden. Approval of a special use ordinance requires approval 
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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 County Code (see 
attached excerpt).  
 
Correspondence – Greg Maurice, of the DeKalb County Health Department, has indicated that 
they have no issues with the proposal. 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. The agriculture-
related use of the subject property was determined by the County Board to be consistent with 
the Plan by passage of Ordinance 2019-18.   
 

2. Zoning – The petition for the proposed solar garden appears to be substantially similar to the 
one proposed and approved under Ordinance 2019-18 (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 that Ordinance be included 
as conditions of approval for the new Special Use ordinances, amended as follows. 
a. Condition 1 of the ordinance be amended as follows: 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. Condition 14 be amended as follows: All lines are to be located underground, except at the 
interconnection point to the electrical grid, which should be located within or immediately 
adjacent to the right-of-way of a road. Any poles used as part of the interconnection point 
shall be placed such that they run parallel to the right-of-way.  

c. Condition 16 be amended as follows: The Special Use Permit will expire if the following 
items have not been submitted within eighteen (18) months of the approval of the Special 
Use Permit: completed Site Development Permit application & fee; completed SWCD 
ground cover/landscaping review and recommendation; IL NPES permit, or verification of 
application thereof; completed drain tile investigation report; copies of the Agricultural 
Mitigation Agreements for project; proposed Decommissioning Plan; verification of 
Liability Insurance and Indemnification; completed Road Use Agreement application; 
Completed Access permit application; and, the proposed Landscaping Plan. 

d. Add the following as a condition: All pile driving activity during the project may only 
occur between the hours of 7:00 am and 5:00 pm. 

e. Add the following as a condition: Any fencing to be installed around the project sites shall 
be woven wire or agricultural style fencing. 

 
3. Site Plan – The submitted site plan appears to be the same as the one used in the 2018 

application. At that time the applicant was intending to develop both Sites 1 and 2, and the 
road access and the interconnection points for both Sites would have overlapped one another. 
However, Site 1 now contains a completed solar garden and owned by a separate entity. The 
applicant will need to provide revised site plans for the project indicating the location of: the 
access point to Site 2; the access road for Site 2; the location of the security fencing between 
the two sites; and, the location and lay out of the interconnection point for Site 2. The applicant 
should be prepared to submit the revised plans at the public hearing.  
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CC: Daniel Solorzano dsolorzano@forefrontpower.com 
 
 
MOA: moa 
P:\Zoning\Special Uses\Staff Reports\2022\KI-22-11 FFP HK-2.docx 
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Community Development Department 
110 E. Sycamore Street 

Sycamore, IL 60178 

(815) 895-7188 

www.dekalbcounty.org 
 
 

 

Excerpt from Zoning Ordinance 

 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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  STATE OF ILLINOIS ) 
)SS 

COUNTY OF DEKALB ) 
ORDINANCE 2019-18 

AN O RDINANCE APPROVING A SPECIAL USE PERMIT 
FOR A SOLAR GARDEN 

FOR PROPERTY LOCATED ON WOLF ROAD 
IN KINGSTON TOWNSHIP 

WHEREAS, Forefront Power has filed a petition for a Special Use Pem1it to a llow for the 
construction and operation of a 2·megawatt solar garden~ referred to as Has.selmann·Kingston 2. 
on the subject property, said subject property being legally described as shown in Exhibit "A", 
attached hereto~ and 

WHEREAS, fo llowing due and proper notice by publication in the Daily Chronicle not Jess 
than fi fteen (I 5) nor more than thirty (30) days prior thereto, and by mailing notice to a ll owners 
of property abutting the subject property at least ten ( I 0) days prior thereto, the DeKalb County 
Hearing Officer conducted a public hearing on November 8. 2018. at which the petitioner 
presented evidence, testimony. and exhibito; in support of the requested Special Use Pem1it, and 
where two members of the public asked questions and expressed concerns regarding the project~ 
and 

WHEREAS, the Hearing Officer having considered the evidence, testimony and exhibits 
presented has made his findings of fact and recommended that the Specia l Use Permit be granted 
with conditions. as set forth in the Report of Proceedings and Recommendation of the DeKalb 
County Hearing Officer, da ted November 28, 2018, a copy of which is appended hereto as Exhibit 
"B"~ and 

WHEREAS, the Planning and Zoning Committee of the DeKalb County Board has 
considered the testimony and exhibits from the public hearing and has considered the findings of 
fact and recommendation of the Hearing Officer, and has forwarded to the County Board a 
recommendation of approval, with conditions, of an ordinance to grant the Special Use Pem1it; 
and 

WHEREAS, the DeKalb County Board has considered lhe Report of Proceedings and 
Recommendation of the Hearing Officer and the recommendation of the Planning and Zoning 
Committee. and has determined that granting the Special Use Pem1it to allow the establishment 
and operation of a solar garden would be consistent with the requirements established by Section 
9.02. B.3 of the DeKalb County Zoning Ordinance; 

NOW, THEREFORE, BE IT ORDAfNED BY THE COUNTY BOARD OF DEKALB 
COUNTY, lllfNOIS, as follows: 
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  SECTION ONE: The Report of Proceedings and Recommendation of the DeKalb County 
Hearing Officer, Exhibit " B", attached hereto, is hereby adopted as the findings of fact and 
conclusions of the DeKalb County Board. 

SECTION TWO: Based on the Findings of Fact set forth above, the request for a Specia l 
Use Pennit for a sola r garden, referred to Hasselmann· Kingston 2. on property located on Wolf 
Road, in Kingston Township, is hereby approved for property being legally described in Exhibit 
"A" attached hereto. 

SECTION THREE: This approval of a Special Use Pemtit is subject to the following 
conditions: 

I. The project s ite shall be in substantia l confonnance to the submitted Site Plan. and a revised 
site plan shall be submitted, providing a detailed view of all elements of the project site. 
including the provision of a parking space situated in such a way as to not impede travel along 
the access roads on the site. 

2. The project shall be in substantial conformance with the plans and materials submitted in the 
application for the Special Use Permit and presented at the public hearing. 

3. A Site Development Permit shall be applied for and approved prior to the issuance of any 
Building Pem1its. Prior to issuance of the Site Development Pennit. the following items shall 
be addressed: 
a. The applicant shall seek and gain approval of their ground cover p lans from the DeKalb 

County Soil and Water Conservation District~ 
b. The applicant must submit a Tile Investigation Report showing the entire area; 
c . The applicant shall demonstrate compliance with the Illinois NPDES pemtit. 

4. The petitioner shall locate, ma intain . and protect all drain t iles within the project area. 

5. The petitioner shall submit a copy o f the signed Agricultural Impact Mitigation Agreement 
prior to the issuance of any building pem1its. 

6. The petitioner shall demonstrate compliance with the regulations of the Illinois Historic 
Preservation Agency. and with all other required State and Federal regulations and permit 
requirements. prior to the issuance of any building penn its. 

7. The petitioner shall provide evidence that an Interconnection Agreement has been completed 
with the e lectrical utility prior to issuance of the Building Pem1it. 

8. The petitioner shall verify that the project site will not be within 500 fee t of an airport or within 
the approach zones of an airport. 

9. The petitioner shall seek and received approval of a Decommissioning Plan. and post the 
associa ted financia l guarantee prior to issuance of the Building Pem1it. 

2 
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~: - .. 

10. Every five (5) years, for the life of the facility, the petitioner shall submit an updated estimate 
for the review and approval of the County Engineer, and the financial guarantee updated, as 
needed, to address any changes. 

I I The petitioner shall provide verification that the Liability Insurance and Indemnification 
requirements of Section 5.1 2.A.R will he meL 

12. A landscape plan detailing all of the landscaping to be installed with the project shall be 
submitted for review and approval by the OeKalb County Community Development Director. 

13. The petitioner shall establish a Road Usc Agreement with the County Highway Department 
and the Township Road Commissioner(s) prior to the issuance of a Building Permit. 

14. All lines are to be located underground, except at the connection point to the eleebical grid, 
which should be located within or adjacent to the right-of-way of a road. 

15. The County Board waives the requirements that the drive aisles and parking areas be paved, 
curbed, and landscaped. 

16. The Special Use Permit will expire if Building Permits are not sought within 18 months of the 
approval of the Special Use Permit. 

SECTION FOUR: This Ordinance shall be in full force and effect upon its adoption by the 
County Board of DeKalb County, Illinois. 

PASSED BY THE COUNTY BOARD THIS 16TH DAY OF JANUARY, 2019, A.O. 

~p---- -
MarkPieiTOWSki:Jr. 
Chairman, DeKalb County Board 

ATTEST: 

~\ : .. ·~ ·~~ : 
,(;·::·:;:·: ....... ··~~' .. 
7 ,, .:f l: II(! :1 \' . ·· ......... ...... 
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Lease

Description

DATE: 08/22/2019

Phone (320) 253-9495 3701 12th Street North, Suite 206

Fax (320) 358-2001 St. Cloud, MN 56303

Toll Free (800) 270-9495

westwoodps.com

Westwood Professional Services, Inc.

IL Kirkland

Project 2

Dekalb County, Illinois

PROPOSED LEASE DESCRIPTION

That part of the West Half of the Southeast Quarter of Section 18, Township 42 North, Range 4 East of the 3rd Principal Meridian, Dekalb County, Illinois,

described as follows:

Commencing at the northeast corner of said Southeast Quarter of Section 18, thence South 89 degrees 46 minutes 17 seconds West along the north line of

said Southeast Quarter, a distance of 1447.74 feet to the Point of Beginning; thence  continuing South 89 degrees 46 minutes 17 seconds West along said

north line, a distance of 30.00 feet; thence South 00 degrees 00 minutes 41 seconds East a distance of 777.41 feet; thence South 90 degrees 00 minutes 00

seconds West a distance of 1059.85 feet; thence South 00 degrees 00 minutes 00 seconds East a distance of 777.41 feet; thence North 90 degrees 00

minutes 00 seconds East, a distance of 1090.00 feet; thence North 00 degrees 00 minutes 41 seconds West, a distance of 1554.95 feet to the Point of

Beginning.

Said Parcel contains 19.99 acres, more or less and is subject to all easements, restrictions and reservations of record, if any.
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EXHIBIT 2

Proposed Site Plan

Hasselmann - Kirkland
Site 2 Solar Project

Kingston Township, DeKalb County, Illinois

General Notes:

• Project size: 2MW-AC, 2.884MW-DC.

• Project location: The subject parcel PIN is 0218400007.  The
project is located in the southeast quarter of T42N R04E S18.

• Parcel address: 7413-6487 Wolf Rd, Kingston, IL 60145.

• Parcel owner: Hasselmann, George S. & Martha E.

• Parcel area: 60.56 acres

• Project area: 35.4 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 17037C0131E (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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SPECIAL USE PERMIT APPLICATION 

Hasselmann – Kirkland Site 2 

July 11, 2022

Prepared For: Prepared By: 
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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:

PZC Meeting September 28, 2022 Page 33 of 103

DLDickson
Typewriter
FFP IL Community Solar, LLC

DLDickson
Typewriter
100 Montgomery Street, Suite 725

DLDickson
Typewriter
San Francisco

DLDickson
Typewriter
CA

DLDickson
Typewriter
94104

DLDickson
Typewriter
855-204-5083

DLDickson
Typewriter
George and Martha Hasselmann Trust

DLDickson
Typewriter
730 Bauman Street

DLDickson
Typewriter
Marengo

DLDickson
Typewriter
IL

DLDickson
Typewriter
60152

DLDickson
Typewriter
Please refer to the appended documents for the legal description.

DLDickson
Typewriter
815-575-3590

DLDickson
Typewriter
0218400007

DLDickson
Typewriter
San Francisco

DLDickson
Typewriter
CA

DLDickson
Typewriter
94104

DLDickson
Typewriter
855-204-5083

DLDickson
Typewriter
100 Montgomery Street, Suite 725

DLDickson
Typewriter
Todd Larson



PZC Meeting September 28, 2022 Page 34 of 103



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. 
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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.

PZC Meeting September 28, 2022 Page 37 of 103

DLDickson
Typewriter
Please refer to the appended documents for additional information.



Supplemental Application Information 
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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 16.8-acre tract

of land (Project Premises) located approximately 0.5-miles east of the Wolf Road and Myelle Road 

intersection, approximately 1.92-miles northeast of the town of Kirkland, Illinois.  The Project Premises 

is situated within a parent parcel of land identified by the DeKalb County Assessor’s Office as Parcel ID 

Number 0218400007 and is reportedly owned by the George and Martha Hasselmann Trust.  

The Hasselmann – Kirkland Site 2 (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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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.

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 
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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

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
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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.

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.
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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

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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Conceptual Layout 
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Kingston Township, 
DeKalb County, Illinois

Project Location

Data Source(s): Westwood (2018); ESRI WMS

USA Topo & World Streets Basemaps (Accessed

2018); Census Bureau (2017); DeKalb County

GIS (2018).
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EXHIBIT 2

Proposed Site Plan

Hasselmann - Kirkland
Site 2 Solar Project

Kingston Township, DeKalb County, Illinois

General Notes:

• Project size: 2MW-AC, 2.884MW-DC.

• Project location: The subject parcel PIN is 0218400007.  The
project is located in the southeast quarter of T42N R04E S18.

• Parcel address: 7413-6487 Wolf Rd, Kingston, IL 60145.

• Parcel owner: Hasselmann, George S. & Martha E.

• Parcel area: 60.56 acres

• Project area: 35.4 Acres(16.8 Acres, Site 2)

• 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 17037C0131E (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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to nearest home
838 ft

!

Off road maintenance
staging area and parking
(Inside Perimeter Fence)

!

Approximate Site Access
15ft-wide Gravel Road

!

Site 2 PV Array
System Size DC: 2,884.56 kW
System Size AC: 2,000.00 kW

SITE 1

SITE 2

!

MVAC Interconnection Line to POCC
194 ft

!

PV Array
POCC @ 12.47kV

!
7 ft Chain Link
Perimeter Fence

4,990 ft

!

Gated Entrance

!

Existing
Power Line

!

Property Line
Setback
100 ft

!

Interconnection Equipment Pad,
including step-up transformer,

metering, and disconnecting means
Approximate Location

!

PV Array
POCC @ 12.47kV

!

MVAC Interconnection Line to POCC
234 ft
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Project Parcel Legal Description
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Project Parcel Legal Description 
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Project Area Legal Description
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Phone (952) 937-5150 12701 Whitewater Drive, Suite #300
Fax (952) 937-5822 Minnetonka, MN 55343
Toll Free (888) 937-5150PZC Meeting September 28, 2022 Page 50 of 103



The East 1070.00 feet of the West 1259.00 feet of the South 683.00 feet of the North 1448.00 feet of 

the West One Half  of the Southeast Quarter Section 18, Township 42 North, Range 4 East of the 4th 

Principal Meridian, DeKalb County, Illinois. 

Contains 16.8 acres 
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   FFP IL Community Solar, LLC Information
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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:  September 20, 2022 

 
SUBJECT: Conserv FS 
 Agribusiness Special Use 
 Petition MA-22-12 
 
Conserv FS is seeking to expand their business operation located at 20606 Willrett Road, in Malta Township, with 

the installation and operation of a new 60,000-gallon bulk LP (Propane) storage tank. In 1984, DeKalb County 

Ordinance 1984-27 granted a Special Use Permit to Northern FS (now Conserv FS) to establish and operate a 

facility for commercial fertilizer sales, including the bulk storage and mixing thereof. At the time that Ordinance 

1984-27 was adopted, Northern FS had wanted to have bulk LP storage on the property, but the bulk storage of 

petroleum products was only allowed in the M-3 Heavy Industrial Zoning District. However, the current A-1 

District regulations allows for an Agribusiness as a special use, which does allow for the storage of bulk LP 

servicing the agricultural community. Conserv FS is seeking to establish a new Special Use Permit for the 

operation of an Agribusiness, that would permit the continuation of its current operations and also allow it to 

utilize the property for the bulk LP storage portion of its business operations. 

 

DeKalb County Hearing Officer Dale Clark conducted a public hearing on September 15, 2022 regarding the 

petition. Wherein, the petitioner presented evidence and testimony in support of the application, and 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 requests.  

 

 

MOA:moa 
P:\Zoning\Special Uses\P&ZMemos\2022\MA-22-12 Conserv FS.docx  
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Conserv FS -Special Use Application
MA-22-12

Date of Hearing:  September 15, 2022 Time of Hearing: 1:00 p.m.

Petition No.: MA-22-12

Location of Hearing: DeKalb County Legislative Center
Gathertorium Conference Room
200 North Main Street, Sycamore

Report and Recommendations

I. Summary of Proceedings

Conserv FS (“Conserv”) operates a fertilizer sales and bulk-mixing operation on property
located at 20606 Willrett Road, Malta Township.  The company has been operating there under a
previously issued special use permit since approximately 1984.  Conserv is now seeking to
expand their operations to include the storage and transport of bulk LP (propane) materials,
utilizing a 60,000 gallon storage tank on the premises.  Due to the nature of the increased uses
sought by Conserv, a new special use must be granted to place the operations within the category
of agri-business, in the A-1, Agricultural District, in which the property is situated.

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

1. Public Notice, duly published within the time required by law, setting this matter for
hearing.
2. DeKalb County Staff Report, with Staff Comments and recommendations, relating
thereto.
3. Other correspondence and information received from County agencies and/or other
appropriate agencies.
4. Petition seeking a Special Use Permit, with attachments, along with multiple photographs
of the site.

Present for the County were Director Derek Hiland, and Assistant Director Marcellus
Anderson.  Present for the Petitioner were Jeff Garvey and Jeff Kimmel, as well as Conserv
board members Bob Buchholz and Steve Drendel.
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After a brief introduction of the nature of the proceedings by Assistant Director
Anderson, Petitioner’s presented their petition.

The Petitioner notes that the property has a long-standing productive history at its present
location, and that back when the initial special use was granted, to include the operations sought
now would have involved a change in the zoning classification, a much more difficult process.
However, the change in the County Ordinance now permits the use sought to be available, and
have the property remain in the A-1, Agricultural District, with a special use permit.

Conserv indicated on the record that all setbacks can be complied with, the storage tank
and operation is consistent with the company’s other business operations, and the present site is
one of only a few operated by the company that do not yet have the operations sought in the
petition.  Conserv stated that being able to utilize the LP storage tank west of DeKalb, in Malta
Township, on the site would reduce the transport of the flammable materials through the heart of
the City of DeKalb and enable them to more efficiently serve their customers to the west while
reducing the risk of spillage or other concerns in DeKalb.

Conserv agreed to the conditions and recommendations of County Staff in the staff
report, including working with the County to accommodate the requirements of 53-F-4.B,
frontage landscape screening.

No one appeared at the public hearing in opposition to the application for special use, and
no opposition correspondence was received prior to and through the conclusion of the public
hearing.

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 petition 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.
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I find that the proposed Special Use for the petition will not be unreasonably detrimental
to the value of other property in the neighborhood, or the public welfare at large.  The project as
proposed is unlikely to produce any noxious odors, glare, or unreasonable noise.

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 project will in all respects comply with this provision.  It will be
located in an area already in use on the subject property for similar operations.

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

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 do not appear to impact drainage.

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.
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The proposed use is deemed consistent with good planning practice.  The nature of the
proposed use will have nominal impact on the surrounding area.  The proposed use can be
constructed and operated without impacting other uses, and is desirable to preserve and promote
the public health, safety, and general welfare.

III. Recommendations

I recommend that Petition MA-22-12 be approved, conditioned on the recommendations
of County Staff indicated in the Staff Report, and on the condition that the location, construction,
and operation, if approved, will be constructed and operated in substantially the same manner as
contained and described in Petitioner’s application for special use.

Respectfully submitted,

________________________________
Dale J. Clark
Hearing Officer
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STAFF REPORT 

 
TO: Dale Clark 
 DeKalb County Hearing Officer 
 
FROM: Marcellus Anderson 
 Assistant Planner 
 
DATE: September 5, 2022 
 
SUBJECT: Conserv FS, Inc.  
 Special Use 
 Petition MA-22-12 
 
J. Kimmel, representing Conserv FS, Inc., has submitted an application to expand the business operation 
located at 20606 Willrett Road, in Malta Township, with the installation and operation of a new 60,000-
gallon bulk LP (Propane) storage tank.  The property is zoned A-1, Agricultural District, with a Special Use 
Permit for fertilizer sales, and the bulk storage and mixing thereof.  
 
Surrounding Land Uses and Zoning 
 
North: Agricultural &  A-1; 
 Railroad 
 
South: Agricultural    A-1; 
 
East: Agricultural    A-1; and 
 
West: Agricultural   A-1. 
 
Background – In 1984, DeKalb County Ordinance 1984-27 granted a Special Use Permit to Northern FS 
(now Conserv FS) to establish and operate a facility for fertilizer sales, including the bulk storage and 
mixing thereof. Conserv FS is seeking to establish and operate a 60,000-gallon bulk LP storage tank on the 
property to lessen the pressure on its DeKalb facility and better serve its customers in western DeKalb 
County. It was noted at the time that Ordinance 1984-27 was adopted, Northern FS was interested in using 
the using the property for the bulk storage of Liquified Petroleum, but that the bulk storage of petroleum 
products was only allowed in the M-3 Heavy Industrial Zoning District at that time. However, the current 
A-1 District regulations allows for an Agribusiness as a special use, which does allow for the storage of 
bulk propane servicing the agricultural community. Conserv FS is seeking to establish a new Special Use 
Permit for the operation of an Agribusiness, that would permit the continuation of its current operations and 
also allow it to utilize the property for the bulk LP storage portion of its business operations. An 
Agribusiness is a Special Use in the A-1 District, and approval of a new special use ordinance 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 53-I-2.B.3 of the Zoning Ordinance (see attached 
excerpt).  
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Page 2  Special Use 
Staff Report to Hearing Officer  September 5, 2022 

Correspondence – Greg Maurice, of the DeKalb County Health Department, has indicated that the only 
concern they have is that Conserv FS be careful not to damage their well or septic systems while installing 
the new storage tank. 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 proposed 
agribusiness 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. Zoning –  

a. “Agribusiness” is a listed Special Use in the A-1 District, and the definition includes the distribution 
and sales of both fertilizer and liquid petroleum. Minimum lot area and lot width are determined 
by the ordinance granting the Special Use. By regulation, an agribusiness must be directly and 
primarily used by those actively engaged in the pursuit of agricultural activities. The petitioner’s 
application indicates the ways in which they service the agricultural community.  

b. Given the agricultural nature of the business with heavy equipment and vehicles moving back and 
forth across the property, staff would recommend that the requirement for paving, curbing, and 
landscaping of the parking and drive aisles be waived. 

c. The petitioner should be aware that they will need to have their civil engineer sign and stamp a 
copy of the Accessibility Compliance form verifying that the existing parking areas will meet 
federal and state accessibility standards. 
 

3. Landscaping  
a. Section 53-F-4.B requires that the frontage along the entire parking or loading area adjacent to any 

public or private street shall be landscaped and protected so as to separate and screen any parking 
area from the adjacent streets, including the provision of deciduous, hardwood trees at not more 
than thirty-five (35) feet on center located either within the right-of-way, if approved by the 
appropriate public agency, or parallel to the right-of-way on the subject property.  
1. The frontage on the property currently has a single tree located in the portion of the frontage 

located between the railroad tracks and the northern driveway, and none in the area between 
the two driveways. Additionally, information provided by the DeKalb County Health 
Department, indicates that the portion of the frontage between the two driveways also contains 
the septic field servicing the property.  

2. Given the nature of the site and the location of the septic field, staff would recommend that the 
intent of the screening requirement would be better met by requiring the petitioners to install 
two grouped plantings, situated in the area between the two driveways in a way that would not 
interfere with the septic field. The grouped planting should feature one or more deciduous 
hardwood trees.  

 
4. The petitioner should be aware that a Site Development Permit and a Building Permit will be required 

to be submitted and approved for the proposed use. 
 
CC: J. Kimmel 
 
MOA: moa 
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Excerpt from Zoning Ordinance 

 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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