3

V.

For the best experience, open this PDF portfolio in
Acrobat X or Adobe Reader X, or later.

Get Adobe Reader Now!



http://www.adobe.com/go/reader


TOWN OF CORTLAND
Town Hall
59 S. Somonauk Road
Cortland, IL 60112
Planning Commission
Meeting
March 5, 2020
7:00 PM

A. CALL TO ORDER
a. Pledge of Allegiance
B. ROLL CALL
C. PERSONS TO BE HEARD
D. APPROVAL OF MINUTES
a. January 16, 2020 meeting
E. CHAIRMAN’S REPORT
F. COMMISSIONER’S REPORT
G. LIAISON REPORTS
a. Reminder: Complete and return Statements of Economic Interest prior to May 1
H. STAFF REPORTS
I. NEW BUSINESS
a. Amend By-Laws to include “Public Wishing to Speak” to the agenda
J. ADJOURNMENT

TOWN OF CORTLAND

Town Hall

59 S. Somonauk Road

Cortland, IL 60112

Planning Commission

Workshop
March 20, 2020
7:00 PM

Review concepts associated with Solar Energy Systems and their impacts on land uses within
Cortland. This workshop may include discussions that may lead to revising the Town’s Zoning
Code.

K:\Planning Commission\Agendas\Agendas 2020\3.March 5 2020 Agenda\01.March 5 2020 Agenda.docx






TOWN OF CORTLAND
Town Hall
59 S. Somonauk Road
Cortland, IL 60112
Planning Commission
Regular Meeting
January 16, 2020
7:00 PM

Call to Order/Pledge of Allegiance/Roll Call

Chair Lawson called the meeting to order at 7 p.m. followed by the Pledge of Allegiance and
Roll call. Shown as present were Brad Lawson, Ben Haier, Chad Bergeson, Julie Steadman,
and Mark Hedrick. Shown as absent was Erik Stransky. Quorum was present. Also present
were Town Clerk Cheryl Aldis and Zoning Administrator Anna Kurtzman.

Approval of the Agenda
Mr. Haier moved to approve the agenda as amended by including Public Wishing to Speak,
seconded by Mr. Bergeson. Unanimous voice vote carried the motion.

Approval of Minutes — December 5, 2019
Ms. Steadman moved and Mr. Hedrick seconded a motion to approve the December 5, 2019
minutes as presented. Unanimous voice vote carried the motion.

Unfinished Business
There was no unfinished business.

Adjournment
Mr. Lawson moved and Mr. Bergeson seconded a motion for adjournment. Unanimous voice
vote carried the motion. The meeting adjourned at 7:02 p.m.

Respectfully submitted.

Cheryl Aldis, Town Clerk






February 27, 2020

TO: Planning Commission
FROM: Anna B. Kurtzman, Zoning Administrator

Subject: Amending By-Laws

As mentioned the last time we met, there has been recent modifications to state requirements which requires
certain public bodies to allow citizens to speak to the body regarding items which may, or may not, be listed on the
agenda. Planning Commissions are one of those bodies. As you have published by-laws which provide an outline
for agendas it is appropriate to amend the by-laws to include this new requirement. You'll see this revision outlined
in the attached document.

It would be appropriate to have the Commission formally change the by-laws during their March 5" meeting.

/abk
Filename: F:\My Documents\W-ZB\Planning Commission\2020\3-March 2020\Word files\3-5-20 by-laws memo.docx





BY-LAWS

OF THE

TOWN of CORTLAND
PLANNING COMMISSION

Revised August 31, 1998
Revised July 18, 2005
Revised August 6, 2007
Revised August 4, 2016
Revised March 5, 2020






SECTION 1.1

SECTION 1.2

SECTION 1.3

SECTION 1.4

SECTION 1.5

SECTION 2.1

SECTION 2.2

SECTION 2.3

ARTICLE I
GENERAL PROVISIONS

These rules are supplementary to the provisions of applicable Illinois
statutes and the Zoning Ordinance of the Town of Cortland as they
relate to the procedures of the Planning Commission.

Any member who has a proprietary, or any other conflict of interest, in
a matter before the Commission shall not vote thereon and shall
remove himself from any meeting or hearing at which said matter is
under consideration.

Nothing herein shall be construed to give or grant to the Commission
the power or authority to alter or change the Zoning Ordinance,
including the zoning map, which authority is reserved to the President
and Town Board of Trustees of the Town of Cortland.

The Town Attorney shall be consulted in cases where the powers of
the Commission are not clearly defined.

The Office of the Commission shall be located at the Cortland Town
Hall.

ARTICLE Il

OFFICERS AND DUTIES

The officers of the Planning Commission shall be a Chairman, Vice-
Chairman, and a Secretary.

CHAIRMAN. The Chairman shall have the following powers and
duties:

a. Preside at all meetings of the Commission.
b. Have general charge of the business of the Commission.

c. When authorized by the Commission and ordinances of the Town
of Cortland, execute in its name all contracts and other obligations.

d. Appoint all committee chairmen.

e. General supervision of the conduct of affairs of the Commission
and of the employees thereof.

f. Perform such other duties as are usually exercised by the Chairman
of the Commission or the president or chief of a corporation.

VICE-CHAIRMAN.  The Vice-Chairman shall have the following
powers and duties:

Town of Cortland Planning Commission By-Laws 1





SECTION 2.4

SECTION 2.5

SECTION 2.6

Perform the duties of the Chairman during the absence or disability
of the Chairman.

Such other powers and duties as the Chairman may from time to
time delegate to him.

SECRETARY. The Secretary shall:

Keep a record of the Commission’s official actions;

. Act as custodian of the minutes and records of the Commission,

which shall be maintained in the office of the Commission;
Record the name of all persons appearing before the Commission;

Subject to the instructions of the Chairman, conduct the
correspondence of the Commission and provide and have
published notices of public hearings as required by law and these
rules of procedures;

Furnish members of the public with blank forms of applications for
consideration by the Commission; and

Receive on behalf of the Commission such forms, when completed
and executed by the appellant or applicant or his agent or attorney.

It is not the duty, nor is it proper for the Secretary or his/her staff to
complete any form for application for consideration by the
Commission on behalf of an applicant.

RECORDING SECRETARY

a. A Recording Secretary may be a member of the Commission but

shall not be considered an officer of the Commission.

b. The Recording Secretary shall have the following duties:

1. Record the minutes of the Commission’s proceedings and
actions, showing the vote of each member upon each question,
or if absent or failing to vote, indicating such fact;

2. Keep brief record of the testimony of those appearing before
the Commission or cause a verbatim transcript of all hearings
to be kept.

REMOVAL OF OFFICERS. Any Officer may be removed from office or
resign under the conditions described herein.

ARTICLE I

Town of Cortland Planning Commission By-Laws 2





SECTION 3.1

SECTION 3.2

SECTION 3.3

SECTION 3.4

SECTION 3.5

MEETINGS

REGULAR MEETINGS

a. The Commission shall meet in regular session on the first
Thursday of each month.

b. All regular meetings shall be held at 7:00 p.m. in the Town Hall in
Cortland, unless the Commission indicates otherwise by posting a
notice in the Town Hall at least forty-eight (48) hours prior to the
regular meeting.

c. Adjourned regular meetings of the Commission shall be held at
such time and place as may be fixed in the resolution of
adjournment. Except as otherwise provided in the resolution of
adjournment, adjourned meetings shall be held at Town Hall.

SPECIAL MEETINGS

a. Special meetings of the Commission may be called by the
Chairman and held at any reasonable time or place fixed in the
call.

b. The Chairman shall call a special meeting of the Commission at
the request, in writing, of any three (3) or more members of the
Commission, and if the Chairman shall fail to comply with such
request, said members so requesting may call such meeting, all
signing the notice.

c. Adjourned special meetings of the Commission shall be held at
such time and place as may be fixed in the resolution of
adjournment. Except as otherwise provided in the resolution of
adjournment, adjourned meetings shall be held at Town Hall.

NOTICE OF SPECIAL MEETINGS. The Chairman or other authorized
member of the Commission shall notify each member of the
Commission in writing by personal service or by mail of special
meetings. Such notice shall indicate the time, place and business to be
transacted at such special meeting. Such notice shall be given at least
three (3) days in advance of the special meeting to which it pertains.

OpPEN MEETINGS. All meetings of the Commission shall be open to the
public and no official action shall be taken except in public and in
accordance with Article VI hereof.

QuoRUM. A majority of the appointed members of the Planning
Commission then holding office shall be necessary to constitute a
quorum for the transaction of business at any meeting of the Planning
Commission unless otherwise specifically provided in these By-laws.
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SECTION 3.6

SECTION 3.7

SECTION 4.1

SECTION 4.2

SECTION 4.3

SECTION 4.4

SECTION 4.5

QuoRruUM REQUIRED. No questions can be decided in the absence of a
quorum. However, discussion and debate on any item of business can
continue in the absence of a quorum.

ATTENDANCE AT MEETINGS

a. In order to provide continuity of thought and action, it shall be a
requirement of all members to attend all meetings, both regular and
special, of this Commission.

b. Any member unable to attend a regular or special meeting of the
Commission due to sickness or vacation shall notify the Chairman
of such inability in advance of such meeting. Vacations and
sickness shall be considered excused absences.

ARTICLE IV
COMMITTEES

Committees may from time to time be appointed by the Chairman
when deemed necessary by the Commission.

The Chairman of each Committee shall recruit at least two members of
the Planning Commission to each Committee.

The Chairman of the Commission shall be an ex-officio member of all
Committees. The Committee shall meet at such times and places as
directed by the Chairman of the Committee.

The Chairman of any Committee may appoint to his committee
advisory members, having talent, information or experience bearing
upon the problems before such Committee, whenever it may be
advisable.

All reports of the Committees upon which action of the Commission is
contemplated shall be submitted in writing to the Commission and
shall be signed by the Chairman of the Committee.

ARTICLE V

ELECTIONS, APPOINTMENTS AND REMOVAL OF MEMBERS

SECTIONS.1

ELECTIONS. The Officers of the Commission shall be elected at a
regular meeting of the Planning Commission and shall serve for a term
of one (1) year. Elections are to be held on the meeting date in June
which falls after the beginning of the fiscal year for the Town and after
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SECTION 5.2

SECTION 5.3

SECTION 5.4

SECTION 5.5

SECTION 6.1

SECTION 6.2

Town of Cortland Planning Commission By-Laws

the Town Board meeting during which the Board President makes
appointments.

The Recording Secretary shall be employed by the Town Board and
shall serve at the pleasure of the Commission.

VACANCIES. Any vacancy in the office of the Chairman or Vice-
Chairman or Secretary shall be filled by vote of the Commission at a
regular meeting.

In the event that the Chairman and Vice-Chairman of the Commission
shall be absent or unable for any reason to attend to the duties of the
Chairmanship, the members of the Commission shall appoint a
Chairman pro-tem, who shall attend to all of the duties of such office
until the Chairman or Vice-Chairman shall be able to attend to such
duties or until a new Chairman is elected.

REMOVAL. Any appointed member shall be removed from the office
for neglect or failure to faithfully discharge the responsibilities of this
office upon a vote of two-thirds (2/3) of the Planning Commission
members present at a duly convened meeting provided that the notice
of such meeting shall specify that one of the purposes of the meeting
shall be to consider such matter.

ARTICLE VI
ORDER OF BUSINESS

The order of business at regular meetings of the Commission shall be:

a. CALL TO ORDER

1. Pledge of Allegiance
b. ROLL CALL
b.c. PUBLIC WISHING TO SPEAK
e.d. APPROVAL OF MINUTES
¢-e. CHAIRMAN’S REPORT
e.f. COMMISSIONER’S REPORT
f.0. LIAISON REPORTS
g:h. STAFF REPORTS
hi.  PUBLIC HEARING
+].  UNFINISHED BUSINESS
j-k.  NEW BUSINESS
k. ADJOURNMENT

The order of business at special meetings of the Commission shall be as
designated by the Chairman.





SECTION 6.3 The order of business at Committee meetings of the Commission shall

SECTION 7.1

SECTION 7.2

SECTION 7.3

SECTION 7.4
SECTION 7.5

SECTION 7.6

be as designated by the Committee Chairman.

ARTICLE VII
PROCEDURES FOR PUBLIC HEARINGS

An application form for Zoning Ordinance amendments or special uses
shall be prepared by the Zoning Administrator from time to time for
completion by applicants, which application shall require such
information which will adequately delineate the nature of the
applicant’s request. Together with the application, an applicant shall
file the names and addresses of all persons that the applicant intends to
call as witnesses at the public hearing on the application in the order in
which they are to be called and a brief summary of the evidence or
testimony that the applicant expects to elicit from each witness. In the
case of expert witnesses, the applicant shall identify the subjects or
fields of expertise in which the witness is expected to offer expert
testimony and the name of any firm or organization by whom the
witness is employed or with whom he is affiliated.

At the time of the hearing, the applicant may appear in his own behalf
or be represented by his counsel or agent.

In the event that objectors retain counsel to represent them at a hearing
before the Commission, then such counsel shall notify the applicant, or
his agent or attorney, that he has been so retained and will be present
to object. Such notice shall be delivered to the offices of the
Commission and to the applicant, or his agent or attorney, at least two
(2) days prior to the scheduled hearing date. If counsel does not give
such notice of being retained by the objectors, then the applicant, or
his agent or attorney, shall have the option of postponing the hearing
to the next regular meeting of the Commission.

All witnesses shall testify under oath.

The applicant or his representative may make an initial statement
outlining the nature of his request prior to introducing evidence.

Evidence shall be presented in the following order:

a. Chairman may give restatement of case if applicant’s, or his
representative’s, initial statement needs clarification

Applicant presents evidence

Commission members examine applicant’s witnesses

Public presents evidence

Commission members examine other witnesses

Rebuttal by applicant

o o0 o
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SECTION 7.7

SECTION 7.8

SECTION 7.9

SECTION 7.10

SECTION 8.1

SECTION 8.2

SECTION 8.3

SECTION 8.4

g.  Rebuttal by objectors
h.  Staff presents evidence
i.  Evidence by Commission, if any.

The Commission shall not be bound by the strict rules of evidence, but
it may exclude irrelevant, immaterial, incompetent, or unduly
repetitious testimony or evidence.

An applicant or objector, or his agent or attorney, may submit a list of
the persons favoring or opposing the application. Such list will be
accepted as an exhibit if it contains nothing more than a brief
statement of the position of the persons favoring or opposing the
application, together with the signatures of the persons subscribing to
such statement.

No written reports, memoranda, maps, charts, or other documents shall
be received in evidence by the Commission unless a copy thereof shall
have been filed with the Zoning Administrator at least seven (7) days
prior to the date of the public hearing at which time such reports,
memoranda, maps, charts, or other documents are offered in evidence.

The Chairman shall rule on all questions relating to the admissibility
of evidence, which may be overruled by a majority of the
Commission.

ARTICLE VIII
DECISIONS

The Commission’s final decision or recommendation shall be made
within a reasonable time after the public hearing (9-9-2 B4, C4 c2).
Any applicant may withdraw his application at any time prior to the
decision thereon by the Commission.

All decisions of the Commission shall be made at a public meeting by
motion made, seconded, and the Chairman polling the membership by
a roll call vote.

Members of the Commission absent and not hearing all the evidence
shall not be eligible to vote on any question before the Commission,
provided, however, that any such absent member who certifies that he
has read the transcript of the proceedings before the Commission, shall
be eligible to vote.

Final disposition of any application for the Commission’s
consideration shall be in the form of a recommendation granting or
denying the application, and shall include the Commission’s findings
of fact and reasons for their action. The Commission may require such

Town of Cortland Planning Commission By-Laws 7





SECTION 8.5

SECTION 9.1

SECTION 9.2

SECTION 10.1

SECTION 10.2

SECTION 10.3

SECTION 10.4

SECTION 10.5

conditions, restrictions or limitations upon the application to secure
compliance with the standards set forth in the Cortland Zoning
Ordinance and Subdivision Ordinance and shall be made part the
recommendation.

Notices of the decision of the Commission shall be given to the
applicant, Zoning Administrator, and other interested parties as soon
as possible after the decision is reached.

ARTICLE IX
RECORDS

A file of materials and decisions relating to each case shall be kept by
the Secretary as part of the records of the Commission.

All records of the Commission shall be of public record.

ARTICLE X
AMENDMENT OF BYLAWS

These bylaws may be amended from time to time by motion of any
member as hereinafter provided.

Amendments shall be presented in writing to the Commission at a
regular meeting by the member proposing such amendments.

Proposed amendments shall not be voted upon until the next regular
meeting following their presentation to the Commission.

No amendment shall be effective unless approved by a majority of all
members of the Commission then appointed to office.

The suspension of any rule of procedure in any specific case may be
authorized at any meeting of the Commission by a unanimous vote of
those members present, provided such suspension does not affect any
time limits specified herein or is not otherwise in conflict with
applicable Illinois statutes or the Zoning Ordinance of the Town of
Cortland.
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ARTICLE Xl
RULES OF ORDER

SECTION 11.1 Roberts Rules of order shall prevail at all meetings of the Planning
Commission except as otherwise provided in these by-laws.

The Planning Commission of the Town of Cortland hereby adopts the foregoing rules and
regulations.

AN\ D A

Filename: v-Documents\V nina-Commission
Commission\Adminstrative\By Laws -March 5 2020.doc
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Solar Energy Systems Ordinance - Workshop 3rd Draft

Amend Section 9-2-2 by deleting the following Definitions:

iConventional Energy System: An energy system utilizing fossil fuel, nuclear or hydroelectric energy and
the components of such system, including transmission lines, burners, furnaces, tanks, boilers, related
controls, distribution systems, room or area units and other components.

Energy Use Sites: Sites where energy is or may be used or consumed for generating electricity or for
heating or cooling gases, solids, liquids, or other materials and where solar energy may be used cost
effectively, as defined in the regulations of the lllinois department of commerce and economic
opportunity, consistent with the purposes of the Illinois comprehensive solar energy act of 1977.

Joint Solar Energy System: A solar energy system that supplies energy for structures or processes on
more than one lot or in more than one condominium unit or leasehold, but not to the general public and
involving at least two (2) owners or users.

iSolar Storage Mechanism: Equipment or elements (such as piping and transfer mechanisms, containers,
heat exchangers, or controls thereof, and gases, solids, liquids, or combinations thereof) that are utilized
for storing solar energy, gathered by a solar collector, for subsequent use.

‘Supplemental Conventional Energy System: A conventional energy system utilized for providing energy
in conjunction with a solar energy system that provides not less than ten percent (10%) of the energy for
the particular end use. "Supplemental conventional energy system" does not include any facilities of a
public utility used to produce, transmit, distribute or store gas or electricity.

Page | 1





TO: Planning Commission February 26, 2020
FROM: Anna B. Kurtzman, Zoning Administrator
Subject: March 5, 2020 Solar Energy Systems Workshop

On December 5, 2019, and January 16, 2020, the Commission conducted workshops to consider language to be
included in a draft ordinance, the purpose of this ordinance to address solar energy systems. During the course of
these workshops the Commission requested that staff provide additional information and make some modifications
to the proposed ordinance. The purpose of the March 5, 2020 workshop is to review and consider the requested
information/changes. If, at the close of the workshop, the Commission is comfortable with the direction of the
attached documents, staff will likely start the formal public hearing process (the hearing likely to occur in either
April or May).

At the January 16th workshop the Commission specifically requested the following information and/or changes to
be made to the draft ordinance (these changes reflected on the two attached documents — one a marked draft and
the other a clean version reflecting the changes made):

1. Easements — Staff had recommended that there be language in the proposed code whereby applicants be
advised to obtain solar energy (skyspace) easements. | also recommended that obtaining such easements
would not be a requirement to obtain a permit. During the workshop there was discussion regarding
whether to require such easements should, or shouldn’t, be part of a permit application. After consulting
with the Town’s attorney regarding this specific point, Jessica Harrill, has recommended that the Town
ensure that such permits are indeed in place. As such, you’ll see in the latest draft provisions whereby
showing proof of the easement be provided prior to the issuance of any permit for a solar energy system.

2. Signage — For Solar Energy Farms/Gardens | had recommended that identification and warning signs be
placed at the entrance of the facility and along the property lines. | had recommended that separate sign
permits would not be required for these signs and therefore would be exempt from the Town’s Sign Code.
The Commission requested that | verify with legal staff regarding the placement of this requirement —
whether the sign code should also be amended. After advice from Ms. Harrill, you will find on the last page
where the sign code is also being modified.

/abk
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Solar Energy Systems Ordinance - Workshop 3rd Draft

Amend Section 9-2-2 by adding the following definitions:

iBuilding-integrated Solar Energy Systems: A solar energy system that is an integral part of a principal
or accessory building, rather than a separate mechanical device, replacing or substituting a separate
mechanical device, replacing or substituting for an architectural or structural component of the building.
Building-integrated systems include but are not limited to photovoltaic or hot water solar energy
systems that are contained within roofing materials, windows, skylights, and awnings.

iGrid-intertie Solar Energy System: A photovoltaic solar energy system that is connected to an electric
circuit served by an electric utility company.

iGround-Mount: A solar energy system mounted on a rack or pole that rests or is attached to the
ground. Ground-mount systems can be either accessory or principal uses.

iOff-grid Solar Energy System: A photovoltaic solar energy system in which the circuits energized by the
solar energy system are not electrically connected in any way to electric circuits that are served by an
electric utility company.

iPhotovoltaic System: A solar energy system that converts solar energy directly into electricity.

‘RenewableEnergy Easement—Solar Energy Easement? An easement that limits the height or

location, or both, of permissible development on the burdened land in terms of a structure or
vegetation, or both, for the purpose of providing access for the benefited land to wind or sunlight
passing over the burdened land.

iRoof-Mount: A solar energy system mounted on a rack that is fastened to or ballasted on a building
roof. Roof-mount systems are accessory to the principal use.

iRoof Pitch: The final exterior slope of a building roof calculated by the rise over the run, typically but
not exclusively expressed in twelfths such as 3/12,9/12, 12/12.

iSolar Collector: A device, structure or a part of a device or structure for which the primary purpose is
to transform solar radiant energy into thermal, mechanical, chemical, or electrical energy.

iSolar Collector Surface: Any part of a solar collector that absorbs solar energy for use in the collector’s
energy transformation process. Collector surface does not include frames, supports and mounting
hardware.

imdiiSolar Energy: Radiant energy received from the sun that can be collected in the form of heat or light
by a solar collector.

! The term “Renewable Energy” is only used in this definition section. As it is not used elsewhere in the document
it is appropriate to remove it from the ordinance.

2 Examine “solar energy easement” vs “solar skyspace easement” — at the moment the term “solar energy
easement” is embedded in the “solar skyspace easement” provisions in Section 9-4-34.
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Solar Energy Systems Ordinance - Workshop 3rd Draft

i =nd vSolar Energy System: A solar energy system whose primary purpose is to harvest energy by
transforming solar energy into another form of energy or transferring heat from a collector to another
medium using mechanical, electrical, or chemical means.

iSolar Farm: A commercial facility that converts sunlight into electricity, whether by photovoltaics (PV),
concentrating solar thermal devices (CST), or other conversion technology, for the primary purpose of
wholesale sales of generated electricity. A solar farm is the principal land use for the parcel on which it
is located.

iSolar Garden: A commercial solar-electric (photovoltaic) array that provides retail electric power (or a
financial proxy for retail power) to multiple households or businesses residing or located off-site from
the location of the solar energy system

iSolar Heat Exchanger: A component of a solar energy device that is used to transfer heat from one
substance to another, either liquid or gas.

iSolar Hot Air System: A solar energy system (also referred to as Solar Air Heat or Solar Furnace) that
includes a solar collector to provide direct supplemental space heating by heating and recirculating
conditioned building air. The most efficient performance typically uses a vertically mounted collector on
a south-facing wall.

iSolar Hot Water System: A system (also referred to as Solar Thermal) that includes a solar collector and
a heat exchanger that heats or preheats water for building heating systems or other hot water needs,
including residential domestic hot water and hot water for commercial processes.

iSolar Mounting Devices: Racking, frames, or other devices that allow the mounting of a solar collector
on to a roof surface of the ground.

iSolar Resource: A view of the sun from a specific point on a lot or building that is not obscured by any
vegetation, building, or object for a minimum of four hours between the hours of 9:00 AM and 3:00 PM

Standard time on all days of the year.

iSolar Storage Unit: A component of a solar energy device that is used to store solar generated
electricity or heat for later use.
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Solar Energy Systems Ordinance - Workshop 3rd Draft

The following are definitions that are already in the Zoning Code and do not need
to be modified — they are included in this document as a reminder of their

existence.

iUtility Facility, Large: Utility facilities serving the entire town or a region, in whole or in part, such as
microwave stations; radio/television antennas; earth stations; two hundred thirty (230) kilovolt power
transmission lines; natural gas regulator stations; sanitary wastewater reclamation and reuse facilities;
facilities that provide for the transmission, transfer and distribution of telecommunications and data;

and power generating facilities, except solar energy devices.
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Solar Energy Systems Ordinance - Workshop 3rd Draft

Permitted Use Table

Amend Section 9-3-7G (Other Uses)

Add:
AG [ R1 | R2|R3|R4|C1)|C2] I1 -2 | P-1
Solar Farm S S
Solar Garden S S
Accessory Use Table
Amend Section 9-3-13B2 (Table of Permitted Yard Obstructions)
Delete:
Corner
Front | Side Rear Side
Structure or Use Yard Yard Yard Yard
Solar Energy systems, attached P | | |
Solar Energy systems, detached P | | |
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Solar Energy Systems Ordinance - Workshop 3rd Draft

Add Section 9-4-34: Solar Energy Systems

A.

Permitted Accessory Use A—snge—g%eemdqqquméelapEnngyéﬁem#e#Fe&demm%busmess

dﬁ%ﬁets—subjeet—te—the—gmn%mg—ef—aépeeHJ—use—Pe#mrt—Roof mount or bU|Id|ng mtegrated

private solar energy systems must meet the building setbacks as required by Section 9-3-6A.%

1. Solar Skyspace Easements: Prior to the issuance of issuance of a building permit, the
building permit applicant shall provide documentation of the issuance and recordation
of solar skyspace easements for the property(ies) adjacent to the subject property.® Fhe

Solar Farms and Solar Gardens that are the principal use on the property may only be located
and permitted in an Agricultural (AG) district or a Light Industrial (I-1), but only when authorized
and approved as a Special Use by the Town Board after public hearing and recommendation by
the Planning Commission.

Such Special Use as may be allowed shall be subject to the following requirements, restrictions, and
conditions:

1. Bulk Regulations:

i. Minimum Lot Area: 5 Acres
ii. Front and Corner Side Yard: 50 feeti
iii. Side Yard: 50 feeti
iv. Rear Yard: 50 feetii
v. Height: Ground or pole mounted solar energy system

shall not exceed 10 feet in height as measured when the system is oriented at
it’s maximum tilt. All other equipment shall not exceed 15 feet in height.

2. Off-Street Parking: There shall be a minimum of two (2) parking spaces with minimum
dimensions of 10 by 20 feet. Accessways shall be a minimum of 12 feet wide. Parking

41 have re-inserted this sentence as I’'m concerned that if we do not acknowledge roof-top and building integrated
systems that they would not be allowed at all._At the January 16" meeting, the Commission questioned whether
the roof-top systems should be included in the accessory use matrix. It should be noted that there isn’t an

accessory use matrix but rather a matrix entitled “ Table of Permitted Yard Obstructions.” As the roof-top solar

energy systems would only be allowed within the building envelop and therefore no yard obstructions would be

allowed, it would be inappropriate to include roof-top energy systems to this matrix.

5 Per recommendation by Jessica Harrill, recommending that the Town obtain proof that easements are obtained

prior to the issuance of a permit.

% Plan Commission isn’t clear regarding the Town’s liability in ensuring access to the sun. A legal interpretation has

been requested.
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Solar Energy Systems Ordinance - Workshop 3rd Draft

spaces and accessways located on private property do not have to be paved but do
need to have a minimum of a seven (7) inch compacted stone base. Accessways located
within the right-of-way shall meet standards set by the Town Engineer

3. ISignage: An identification sign shall be posted at the entrance(s) to the site. Each such
identification sign shall list the name and phone number of the operator.v In addition to
the identification sign(s) there shall be appropriate warning signage that is posted along
all property lines which are clearly visible on the site. Both the identification sign(s) and
the warning sign(s) shat-beare exempt from Section 9-6 of the Municipal Code.

4. iPower and Communication Lines: Power and communication lines running between
banks of solar panels and to electric substations or interconnections with buildings shall
be buried underground.

5. Batteries: If the solar farm or solar garden consists of batteries or storage of batteries,
adequate design must be provided to ensure all local, State and Federal requirements
regulating outdoor battery storage have been met.

6. ilnterconnection. An interconnection agreement must be completed with the electric
utility in whose service territory the system is located.

7. iStormwater and NPDES. Solar Farms and Solar Gardens are subject to the Town's
stormwater management and erosion and sediment control provisions and NPDES
permit requirements.

8. iGround Cover and Buffer Areas. The site of a ground mounted Solar Farm or Solar
Garden energy system shall be improved and maintained with a native perennial
vegetative ground cover over the entire property including under and around solar
panels. The purpose of this ground cover shall be the prevention of soil erosion and the
management of stormwater run-off. iTop soil shall not be removed during
development, unless part of a remediation effort.

9. iFoundation. A qualified engineer shall certify that the foundation and design of the
solar panels racking and support is within accepted professional standards, given local
soil and climate conditions.

10. iOther Standards and Codes. All Solar Farms and Solar Gardens shall be in compliance
with all applicable local, state and federal regulatory codes.

11. iSite Plan Required. A detailed site plan for both existing and proposed conditions must
be submitted, showing location of all solar arrays, other structures, property lines,
rights-of-way, easements, service roads, floodplains, wetlands and other protected
natural resources, topography, electric equipment, and all other characteristics
requested by the Town.

7 At the request of the Planning Commission an email has been sent to Jessica H. requesting clarification — do we
want to add a provision to the sign code which reinforces the exemption provisions.
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12.

13.

14.

15.

iFAA Compliance. Solar Farms and Solar Gardens that are located within 500 feet of an
airport or within approach zones of an airport, are required to complete and provide the
results of the Solar Glare Hazard Analysis Tool (SGHAT) for the Airport Traffic Control
Tower cab and final approach paths, consistent with the Interim Policy, FAA Review of
Solar Energy Projects on Federally Obligated Airports, or most recent version adopted by
the FAA.

iEndangered Species and Wetlands. Solar Farm and Solar Garden developers shall be
required to initiate a natural resource review consultation with the lllinois Department
of Natural Resources (IDNR) through the department’s online, EcoCat program. Areas
reviewed through this process will be endangered species and wetlands. The cost of the
EcoCat consultation will be borne by the developer. Results of this consultation will be
included in the Special Use application packet.

iUpon request from the Town, the owner or operator of a Solar Farm or Solar Garden
must submit, within 14 calendar days, a current operation and maintenance report to
the Town.

iDecommissioning

i. A decommissioning plan shall be required to be submitted when applying for all
Solar Farms and Solar Gardens, to ensure that facilities are properly removed
after their useful life.

ii. Decommissioning of solar panels must occur in the event they are not in use for
90 consecutive days.

iii. The owner or operator will have 6 months to complete the decommissioning
plan after operation of a Solar Farm or Solar Garden stops being operational.

iv. The decommissioning plan shall include provisions for removal of all structures
and foundations, restoration of soil and vegetation and a plan ensuring financial
resources will be available to fully decommission the site.

v. The Town Board of Trustees may require the posting of a bond, letter of credit,
or the establishment of an escrow account to ensure the proper
decommissioning. The posting of financial surety may be required prior to the
issuance of a building permit for the facility. Said surety shall remained
updated and valid until the Solar Farm/Solar Garden has been completely
decommissioned in accordance with the latest approved decommissioning plan
and restored in compliance with Section 9-4-34B15. As outlined in the
ordinance establishing the Special Use Permit, the amount of surety shall be
periodically reviewed by staff and the surety amount adjusted accordingly.

vi. In the event that the State of lllinois enacts a law with regards to the

decommissioning of a Solar Farm or Solar Garden, the strictest requirements
shall prevail.
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vii. The owner of a Solar Energy Facility shall submit an update to this
decommissioning plan every three (3) to five (5) years following issuance of the
special use.

16. 'Restoration Requirements: The owner of a Solar Farm or Solar Garden shall provide the
Zoning Administrator with a written notice of termination of operations or
abandonment of the Solar Energy Facility. Within one hundred twenty (120)
consecutive calendar days immediately following the Town’s receipt of such written
notice or within one hundred twenty (120) consecutive calendar days immediately
following the termination of such Special Use, whichever first occurs, the owner of each
such Solar Farm or Solar Garden shall:

i. Remove all structures, buildings, solar panels, above ground improvements,
outdoor storage, fencing, equipment, and roadways; and

ii. Completely remove all foundations, pads, and underground electrical wires; and

iii. Remove all hazardous material from the property and dispose of the hazardous
material in accordance with all applicable Federal, lllinois, and Town laws,
statues, ordinances, rules, and regulations; and

iv. Restoration of all soil and vegetation.

17. Bonds: Prior to the issuance of a building permit, the owner of a Solar Energy Facility
shall provide the Town with a performance and payment bond with adequate security
or surety bond in an amount determined adequate by the Town Board to guarantee the
performance of the aforesaid restoration requirements and decommissioning plan.

18. vAbandonment. A decommission plan shall be approved by the Town Board during the
special use permit process. At the time of building permit, a letter of credit, or other
financial surety instrument approved by the Town Attorney, in the amount of the
estimated cost of decommission, as approved by the Town Engineer, shall be submitted
to the Town. If the Solar Farm or Solar Garden is abandoned and not properly
decommissioned, the Town shall utilize the funds to restore the property to its original
or an improved condition.

C. 'Solar Skyspace Easements: Prior to the issuance of issuance of a building permit, the building
permit applicant shall provide documentation of the issuance and recordation of solar skyspace
easements for the property(ies) adjacent to the subject property.

8 Per recommendation by Jessica Harrill, recommending that the Town obtain proof that easements are obtained
prior to the issuance of a permit.
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iFor Solar Farms and Solar Gardens, commencing with the issuance of building permits, the
Applicant, Owner, or Operator shall maintain a current general liability policy covering bodily
injury and property damage with limits of at least $3 million per occurrence and $5 million in the
aggregate. The Town shall be named as an individual insured on the policy to the extent the
Town is entitled to indemnification.

iAny Solar Energy System(s), Applicant, Owner, or Operator, whether individual or commercial
shall defend, indemnify, and hold harmless the Town and its officials, employees, and agents
(collectively and individually, the “Indemnified Parties”) from and against any and all claims,
demands, losses, suits, causes of actions, damages, injuries, costs, expenses, and liabilities
whatsoever, including reasonable attorney’s fees, except to the extent arising in whole or part
out of negligence or intentional acts of such Indemnified Parties (such liabilities together known
as “liability”) arising out of Applicant, Owner, or Operators selection, construction, operation,
and removal of the Solar Energy System(s) and affiliated equipment including, without
limitation, liability for property damage or personal injury (including death), whether said
liability is premised on contract or on tort (including without limitation strict liability or
negligence). This general indemnification shall not be construed as limited or qualifying the
Town’s other indemnification rights available under the law.
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Amend Section 9-6-5 by adding:

V. Identification and warning signs as required by Section 9-4-34B83.2

Amend Section 9-10-8 by “re-numbering” the sections. The existing “B” would
become the new “C”. A new “B” would be added:

B. Failure to Establish, Operate, or Construct a Special Use Permit for either a Solar Farm or Solar
Garden: Unless the special use for either a Solar Farm or Solar Garden is established, constructed,
and/or operating within three (3) years from the authorization date granting the special use, the special
use permit shall expire, without further action by the Board of Trustees. Upon written application, the
Town Board may authorize a single extension of the time limit for a period not to exceed one year.
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" From Existing Town of Cortland Code
i From Grow Solar Model Ordinance

i Erom DeKalb County Ordinance

v From Sugar Grove Ordinance

Y From Taylorville Ordinance

9 Added at the recommendation of Jessica Harrill
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