Zoning Petition No. 4664
Anamite Solar

Zoning Board of Appeals Meeting
Tuesday, August 5, 2025 at 7:00pm

!EE KANE COUNTY, ILLINOIS




Petition Summary

Applicant
Anamite Solar, LLC

Property Owner
Alex R. Jayne and Linda Jayne, Co-Trustees of the Alex R
Jayne Trust

Action Requested

A Special Use Permit in the F-Farming Zoning District to
allow for the development of a Commercial Solar Energy
Facility.

Subject Property

Approximately 19 acres located in Plato Township
approximately 72 mile west of Nesler Road, north of the
C.C. & P.R.R. railroad tracks (PINs 05-23-400-018; 05-23-
400-020; 05-23-400-013; 05-23-400-015; 05-23-400-012).

Application

An application was received by the County on June
20, 2025; application documents for Petition 4664 are
available for review on the Pending Zoning Petitions
page of Kane County’s website.

Notice

A Notice Letter was sent to all adjacent property
owners within 250’ of the subject property on July 17,
2025. Notice was published in the Daily Herald
newspaper on July 19, 2025. And, a public hearing
sign was posted on the subject property on July 17,
2025.

In addition to adjacent property owners, notice of this
Petition was also sent to Kane County staff, Plato
Township Highway Commissioner and Township
Supervisor, City of Elgin City Administrator &
Community Development Director, KDOT, School
District 301, and the Pingree Grove & Countryside
Fire Protection District.


https://www.kanecountyil.gov/FDER/Pages/development/buildingandzoning/PendingZoningPetitions.aspx
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Zoning Legend
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The subject property is currently zoned F-Farming District. Section 25-8-1-2 of the Kane County =
ee

Zoning Ordinance provides that “Solar Utility” is a Special Use in the F-Farming District.




2040 Conceptual Land Use Strategy

Nesler Road - Plato Twp. — Petition #4664

Land Use Strategy Area:
Critical Growth Area / Rt. 47 Corridor

Core Themes

1.

The Critical Growth Area continues to be where Kane
County and the fast growing municipalities of the past two
decades face the greatest challenges to sensible,
managed growth

The Critical Growth Area is characterized by diversity and
mix of planned municipal development, expanded
transportation opportunities, additional open space
initiatives, natural resource driven decision-making and
healthy living

The Conceptual Land Use Strategy Map:

A general land use map that divides the county
into 3 major geographic corridors, each with
unique land resources, development patterns, and
planning opportunities.

2040 CONCEPTUAL LAND USE

STRATEGY MAP

Adopted October 12, 2010

—\_ < ESV 5 ?}
T E ( L gi
NN
gl
£ 'Ly Ll
=S
Il
= E
™~ Y
‘)i ek
- UR A Tw:ﬂ

T

Sustainable Urban Area /
Randall Road Corridor

Critical Growth Area /
Rt. 47 Corridor

Agricultural / Food, Farm
and Small Town Area

Existing Open Space

Proposed Open Space



2040 Land Use Analysis | 2940 LAND U?’E

T BN A T e
Nesler Road - Plato Twp. — Petition #4664 SR - ot 70 Sk MBS
L= RN ISy S PR ' ]
y \VZ=m] ] Blndes ol
2040 Planned Use: Resource Management Sl T e g
Characteristics of Areas Planned for Resource % it
Management REPE ik
—'; A £
» Resource Management is a land use category that o e
supports municipal and County compact, mixed use _, 6 Sn‘ai S
growth opportunities while emphasizing wise SeyPi5d ST e
management of land and water resources ég_ SEERIE | NNt .
BTl e . I
~ . -, ‘
> Applies primarily to land within the Critical Growth Area A ﬁ' il s el
» Much of the growth in the Resource Management SV SN SN E) SRR O
. . . . D W : / Batavia -
category will be the result of municipal annexations and T AR P AR (E
land use decisions and, to a lesser extent, approval by the MERRRERRR- " REAN e S
County as unincorporated development SR &
Lfﬂhf"ﬁf“ _;%ngﬂ;‘k;_tjv M TR o
g?ﬂ 8.9y B -




Tz

/]t

<

=

7

2

|

PJatD-Rd;\

L
::\\ _

=2l

-~ Mun‘head\ Rd })//

RS

Ik Im E

q“‘(@s ;?d

N u

-

2040 Land Use
- Agricultural Business

Agriculture

Proposed Open Space Rural Residential

Resource Management

- Existing Public Open Space

Institutional / Private Open Space

Urban Neighborhood / Mixed Use Infill

- Water
|:| Municipalities

Commerce / Employment

Countryside / Estate Residential

2 II

] ==

L]

A
|
!
< e Co 040 P ecog es SO powe
emerging so e of rene ple energy, b
does not spe ethe ore or le able
or pa d use are
e proposec on O e so ould
e e conversion o e e fro
g e to 0 e or other no
g e TO e d on o e rene ple
e Reso C 5CIME dNd UsSE €80
ended to preserve ope pace D ed
developme d be adaptive to D
ad use p g 80
e O g ae e e e are D ed
O ombination o gle De ed
eighborhood Co e a o
Reside e e 0 d use
D g a 0
0 500 1,000 2.000 3.000

I I 0000 f[eet



Proposed Site Plan ”‘
w
L
Ex
=
22
SCALE 17 = 2oon” o
1
LEGEND
S0A0 LasEL NESLIR RD u
. ROAD CEMTERUNE {TRACED PR SERAL)
T e — | | &
FROFEATYT LME [TRALED PER KAME COUNTT OFG) _— ° «
EX. RIHT OF W (AF5.MED S45ED O8 KanE COUNTT COE OF CETIMANCES] I M
SRCPEATT LME/HHT-IF—hat SETCh (PER THE KAt COunTy bilak cObaniE) — —— —— —— — A‘ Al g
UETIHE (THACES FEH 4EAIALY ‘il _:T—
. e st ik v e comr Sk ke, — - — - —  — a- 1ok
o mann {maces ren s — 0 E
BN OVERHEAD BLECTRIC [TRACED SER AEAAL) E 5 -
. UTLITY FOLE (TACED PE2 AKHIAL) [ ®
B WELL (PR 1505] L) E
FEsia 150 TEaR $Tos FLOGD ZinE (EFFERTVE 12/50/2108) .
FEsia 5% vE&% T0Rw FLOGD 204 (EFFECTIVE +3/01,22000) é_ﬁf}@h
P RS TIRY PLOCM TEFTECTIE 12/ 3500 @%&
FEMA FLOCO [OME SETHALK |ASZUWED)
X AETLAMD |DOWMLACED PEM RKWI OM 04,18,/ 7022) fc-’q-
ARTLAMD DUFFER [PR® KAHE COUNTY STOSMWATER DROISANCE ] I E E
Ex. cnTouks i i
Ex. FLow SHECTIH and St 1] z
v rove — x ¥ — ; JHAE
## anchs Aoan (B L 1o FRES) R E{FH :
PR OSOLAR TIACKER I
PR L€ e — =
B8 STAUND A5E4 E
R KRR R 0 ]
e e WE D =
1 . EHES DETAC I — Q<<
PR UMDETEADUN EESTAT o e L =
| rr Ty ot a o
| SR YEIETATIVE FLIEE STAR Er s s s s sl Q
[_4 - —— i LB @ N
o ww R VEGETATINE DU MPER [odolololn]

LN U
Ty e u _II
B HESUEY ML ELGI. 1L T12E
[ ——— el AR WK ZOUSTY, UHREFPANTE E I
T A WL D REENT L3 e [ Lass: {
5 M P e svinuc) LU o AEDuecEs s PR LasT U COABESAL SOLAN EUERSE FRLITY z 5 w
COUEE ESTH 40 305 Toani il FOATis: i B T e B TR R FILELT scer asks ek O
' ERSTETCRATEL AR | o I
; ETRETERAIIE | i s o s s e s b o <
'r‘!.ﬂ’f#ﬁ 07 HE PEDEAAL EVERGENDT Was SEEMENT S0EM0T L I!\t“llllz THE LI SR R T R . PRELMSART SOLAR APRA 148 % AC w
=
! MR poaTaCTER BHALL BE Folls FREOWE T: FREE lind ALSCENT FREERTT LN MCTRRR el
4 HE LOGATEAE OF #3000 |8PRovBaRiTs, BoLoled BT e EARRECALES weEnbal LIGHTS, JusiD FALL i BWPlor RACGERS
LD To: RDaCh, SOlad Afay A=ZHivi Ser mHD EHOLAE ML ST ST el
oy
s
P OF WSS HEET " v=E
=
EX-1




Setback Ak \ uie F;FECTJE*EEP\ LA o) | W e _I—‘PEi ——— _ _____ The Commercial Solar Energy
_ o Facility shall be sited as follows,
Requwements T ____\1___ X X N ol with setback distances
H measured from the nearest
-PR_ BMP
§< @'- edge of any component of the
5 78| [l 1l18.2' 1] = facility:
?f EiR IR IR 1 Occupied Community
2
J : = Buildings and Dwellings
[PR._VEGETATIVE BUFFER}—"| §< on Nonparticipating
=—§Dwo Properties: one hundred
-8 1L fifty (150) feet to the
[PR. SOLAR ARRAY, TYpldi JT‘ nearest point on the
PIN: 05—23-400—017 H | ‘/J outside wall of the
SILAS C JAYNE : t ture
4131 A6 : | l _——— APPRCOX EQUIPMENT PAD struc )
el LD e //f"" LOEEN TN e 2 Boundary Lines of
LINE SETBACK H . AT ON ADDITIONAL ENGINEERING ) oundary Lines o
E H =il e P Participating Property:
x\ |5E}.D'PROPERTY None.
[PR. STAGING AREA|---,\\ 3 LINE SETBACK
o | ‘|~ 3) Boundary Lines of
H X Nonparticipating
E( By T T Property: fifty (50) feet to
° /F ; the nearest point on the
X X 'T' — X ] — property line of the
[PR. FENCE AT GAT ; AR nonparticipating property.
PIN: o5-23-4oo-maﬂ ALEX AND
ex anp Lioa dae (g 8T | S eTl 4)  Public Road Rights-of-
tal e B R e o i ‘ Way: fifty (50) feet to the
Ef BME PR. 20" VEGETATIVE

nearest edge of the public

FILTER STRIP
road right-of-way.
PIN: 05—23—400—020 PR. ACCESS ROAD (CLEAN 1 PIN: 05-23—400-—021
ALEX AMND GRAVEL, NO FINES:I JEFFREY M JAYME
LINDA JAYME

57.42 AC
PIN: 05-23—400-019 27.52 AC
SILAS © JAYMNE J % ,//‘ A il




[€3 ] ==
| i Feet (US) =

Measurement Result

Gt Feads)
Fitchie Cresk Forest Presenve

Press CTRHL fo enable snapping.

Approximate
Project

E 7 Location

0.2 1 ik

730



PR. F’AN.I-EL LIMITS, Wp}l 53.'3;: F;IEL_?_EEELY g 3
m m —_— N
Landscaping/Vegetation P e ke
§< ]
:

» A vegetative screen shall be §< I .

provided for any part of the H

Commercial Solar Energy Facility (PR, VEGETATIVE BUFFERPf""’; :

that is visible to Non-participating ST

ReSidenCe(S). [PR. SOLAR ARRAY, TYP}_lf{’H
 The landscaping screen shall be Vsl ¢ ame ' : | |

located between the required ' | s :

fencing and the property line of e seroac N 81

the participating parcel upon =t

which the facility sits. F% T
* The vegetative screening shall | 8 |

include a continuous line of native |

evergreen foliage and/or native gt =

shrubs and/or native trees and/or e (e AT CAT : .

any existing wooded area and/or ALEX AN DA Jnvie [

plantings of tall native grasses St ey ¢ TR T w/@l'- R _‘

and other native flowering plants.

ALEX AND GRAVEL, NO FINES)

PIN: 05—23—400—020 PR. ACCESS ROAD (CLEAN \‘

LINDA JAYNE
SN: 05—-23—400—019 J 27.52 AC /‘ 12 \
SILAS C JAYNE : = ;




Fence Detalil

Fencing: A fence of at least eight (8) feet and not more than twenty-five (25) feet in height shall
enclose and secure the Commercial Solar Energy Facility.

13



Water Resources

The Water Resources department reviewed the Zoning Petition and
recommends the following stipulations for approval:

1.

All panels in the Flood Fringe or adjacent to the Floodplain as
defined by the Kane County Stormwater Ordinance will need to
Flood Protected to 2 feet above the Base Flood Elevation.
Determination of the Base Flood Elevation will be required.

Water Resources will require a stormwater permit for this
development. All submittals must be prepared by Professional
Engineer licensed in the State of lllinois.

An engineer’s report will be required. Should the site introduce8

more than 25,000 sq ft of impervious area or more than 3 acres of
disturbance, stormwater detention will be required. This impervious
area is calculated cumulatively since 2002 for a site as per the
Stormwater Ordinance. The Engineer’s report must demonstrate
that the peak flow for the site with the proposed development is
not increased, stormwater detention may be required for the
development to ensure this. Any required Stormwater Detention
Management will require a viable outfall and may require off-site
work.

Should the site introduce more than 5,000 sq ft of impervious, a’ ™

BMP will be required for all impervious surfaces.
A calculation for disconnected impervious area, created by the
panels, will be required. A Best Management Practice will be

required to encourage infiltration of runoff within the site based on =

this calculation and drainage in the area.

The configuration of the solar panels shall be evaluated to identify
any potential erosion concerns. Particular attention shall be given
to erosion risks at the drip edges of the panels and in sloped
areas. Appropriate best management practices must be

7.

O

10.

11

12

implemented to mitigate these risks. BMPs may include, but are
not limited to, pre-seeding or pre-vegetation of the site prior to
panel installation to establish ground cover and reduce soil
displacement.

A drain tile study will be required, including upstream and
downstream tile systems that rely on the drain tiles within the site.
Water Resources is looking for the protection of the tile system
that is in place, including but not limited to replacement in kind and
observation and cleanout structures.

Plantings within the development will not interfere with drain tiles.
Planting plan should address the placement of vegetation and
trees with long root systems that can interfere with tile systems
and cause off site issues including surcharged drain tiles and blow
outs of the drain tile systems.

Soil samples shall be taken every 5 years from the site and
analyzed for physical, chemical, and biological properties to
demonstrate the soil health within the solar installations.

80% vegetative coverage for plantings will be a requirement for the
site.

A Wetland Delineation will be required. The Wetland Delineation
shall meet the requirements of the Ordinance as described in
Article VII Section 9-169 Requirements for a Wetland Delineation.
Any Wetland Impacts must be mitigated.

Floodplain, Wetland, Compensatory Storage, BMPs and
Stormwater Management must be placed in a Conservation or
Drainage Easement.

14



Transportation

« The Kane County Department of Transportation (KDOT) and the Plato Township
Highway Commissioner reviewed this Petition.

» Per their comments, Nesler Road is under the jurisdiction of Plato Township. The
Township indicated that the access that Anamite Solar will be using is existing,
acceptable for the petitioner’s needs, and that no additional access permits will be
required.

Environmental Health

« The Kane County Health Department reviewed this Petition and had no comments regarding
the proposed use or site plan.

Fire Protection

« The Pingree Grove & Countryside Fire Protection District reviewed this Petition and
indicated “[their] only concern is the access road. Since it is located a long distance off
Nesler Road, we would need to ensure it is installed to support access by our fire
equipment, as outlined in our ground solar array code; the road needs to support 60,000
Ibs. There may be other concerns once we see a more comprehensive set of plans.”

15



EcoCAT Report

lllinois Department of Natural Resources (IDNR)

The natural resource review provided by EcoCAT identified protected resources that may be in
the vicinity of the proposed action. The Department has evaluated this information and
concluded that adverse effects are unlikely.

However, the Department recommends:

Establishing pollinator-friendly habitat as groundcover wherever feasible.
The site should be de-compacted before planting.

Long term management of the site should be planned for prior to development to ensure
successful native pollinator habitat establishment and prevent the spread of invasive species
throughout the lifetime of this project. An experienced ecological management consultant
should be hired to assist with long-term management.

Required fencing, excluding areas near or adjacent to public access areas, should have a 6-
inch gap along the bottom to prevent the restriction of wildlife movement. Woven wire or a
suitable habitat wildlife friendly fence should be used. Barbed wire should be avoided.

Trees should be cleared between November 1st and March 31st.

16



Resource Preservation Review

lllinois State Historic Preservation Office (SHPO)

 IL SHPO determined that no historic properties were identified within the area of
potential visual effects. Additionally, our files do not identify any known archaeological
sites within the area of potential direct effects, nor is it within a high probability area for
archaeological resources as defined in the Act.

» Accordingly, this project is EXEMPT from archaeological survey requests pursuant to
Section 6 of the Act. An archaeological survey is not required under state law as there is
no public funding nor is it on public land.

17
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Section 7 Consultation

United States Fish & Wildlife Service (USFWS)

United States Fish & Wildlife Service’s (USFWS) Section 7 Consultation dated May 9, 2025 concluded
that there is a total of 4 threatened, endangered, or candidate species on this species list.

Kimley-Horn reviewed the USFWS Information for Planning and Consultation (IPaC) website for federally
listed threatened and endangered species. According to the website, four species are listed and may be
present in the project vicinity in Kane County.

The whooping crane is listed as experimental population, non-essential. The monarch butterfly and
western regal fritillary are listed as proposed threatened. The eastern prairie fringed orchid is listed as
threatened.

The Project is located outside of any designated critical habitat areas. The action area for the Project is
made up entirely of agricultural row crops. Minimal suitable habitat was identified within the Project area;
therefore, no adverse effects are anticipated to the listed species. The ECOCAT showed no record of
lllinois Natural Area Inventory sites, dedicated lllinois Nature Preserves, or registered Land and Water
Reserves in the vicinity of the project location. The EcCoOCAT showed that the least bittern and yellow-
headed blackbird may be present within the study area vicinity. The ECOCAT concluded that adverse
effects are unlikely.

Based on the proposed project, [Kimley Horn] concludes that the Anamite Solar Project will have
“no effect” on federally listed species, their habitats, or designated critical habitat. No “incidental
take” is anticipated; thus, no consultation with the USFWS is required based on the current
Project.

19



Additional Reviews/Analysis

* United States Army Corps of Engineers (USACE)

» Applicant anticipates needing a level 2 wetlands delineation and is coordinating with the U.S. Army
Corps of Engineers (USACE); all required documentation will be completed as part of the
stormwater/building permit applications.

* lllinois Nature Preserves Commission (INPC)
« No State Dedicated Nature Preserves identified in the vicinity of the proposed solar farm.

* lllinois Department of Agriculture
« Executed AIMA Agreement was received.

20



Recommended Stipulations of Approval

All panels in the Flood Fringe or adjacent to the Floodplain as defined by
the Kane County Stormwater Ordinance will need to Flood Protected to 2
feet above the Base Flood Elevation. Determination of the Base Flood
Elevation will be required.

Water Resources will require a stormwater permit for this development.8.
All submittals must be prepared by Professional Engineer licensed in the
State of lllinois.

An engineer’s report will be required. Should the site introduce more than
25,000 sq ft of impervious area or more than 3 acres of disturbance,
stormwater detention will be required. This impervious area is calculated9.
cumulatively since 2002 for a site as per the Stormwater Ordinance. The
Engineer’s report must demonstrate that the peak flow for the site with

the proposed development is not increased, stormwater detention may10.
be required for the development to ensure this. Any required Stormwater11.

Detention Management will require a viable outfall and may require off-
site work.
Should the site introduce more than 5,000 sq ft of impervious, a BMP will

be required for all impervious surfaces. 12.

A calculation for disconnected impervious area, created by the panels,
will be required. A Best Management Practice will be required to
encourage infiltration of runoff within the site based on this calculation
and drainage in the area.

The configuration of the solar panels shall be evaluated to identify any
potential erosion concerns. Particular attention shall be given to erosion
risks at the drip edges of the panels and in sloped areas. Appropriate
best management practices must be implemented to mitigate these risks.
BMPs may include, but are not limited to, pre-seeding or pre-vegetation
of the site prior to panel installation to establish ground cover and reduce
soil displacement.

A drain tile study will be required, including upstream and downstream

tile systems that rely on the drain tiles within the site. Water Resources is
looking for the protection of the tile system that is in place, including but
not limited to replacement in kind and observation and cleanout
structures.

Plantings within the development will not interfere with drain tiles.
Planting plan should address the placement of vegetation and trees with
long root systems that can interfere with tile systems and cause off site
issues including surcharged drain tiles and blow outs of the drain tile
systems.

Soil samples shall be taken every 5 years from the site and analyzed for
physical, chemical, and biological properties to demonstrate the soil
health within the solar installations.

80% vegetative coverage for plantings will be a requirement for the site.
A Wetland Delineation will be required. The Wetland Delineation shall
meet the requirements of the Ordinance as described in Article VII
Section 9-169 Requirements for a Wetland Delineation. Any Wetland
Impacts must be mitigated.

Floodplain, Wetland, Compensatory Storage, BMPs and Stormwater
Management must be placed in a Conservation or Drainage Easement.

21



Special Use Standards / ZBA Findings

Section 25-4-8-2 of the Kane County Zoning Ordinance provides Standards for Special Use Permits;
responses to these Standards have been provided by the Petitioner with their Zoning Application. The
Zoning Board of Appeals shall not recommend approval of a special use unless it finds:

A. That the establishment, maintenance or operation of the special use will not be unreasonably
detrimental to or endanger the public health, safety, morals, comfort or general welfare;

B. That the special use will not be injurious to the use and enjoyment of other property in the immediate
vicinity for the purposes already permitted, nor substantially diminish and impair property values
within the neighborhood;

C. That the establishment of the special use will not impede the normal and orderly development and
improvement of surrounding property for uses permitted in the district;

D. That adequate utility, access roads, drainage and/or other necessary facilities have been or are
being provided;

E. That adequate measures have been or will be taken to provide ingress and egress so designed as
to minimize traffic congestion in the public streets and roads;

F. That the special use shall in all other respects conform to the applicable regulations of the district in
which it is located, except as such regulations may in each instance be modified by the county board
pursuant to the recommendations of the zoning board of appeals.
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Zoning Entitlement Process

Regional Planning Commission: N/A

Zoning Board of Appeals: August 5, 2025
Development Committee: August 19, 2025
Kane County Board: September 9, 2025

Petition 4664, the subject of this public hearing, will be considered by the Development Committee at its
upcoming meeting currently scheduled for 10:30 a.m., Tuesday, Auqust 19, 2025 in the County Board
Meeting Room, Building A, 2nd Floor, of the Kane County Government Center, 719 S. Batavia Ave.,
Geneva, lllinois. Persons in favor of or in opposition to this petition who wish to speak before the
Development Committee must signify their intention to do so by signing a sheet provided for such purpose
at the meeting at which such petition is to be considered.

Petition 4664, the subject of this public hearing, will be considered by the Kane County Board at its
upcoming meeting currently set for 9:45 a.m., Tuesday, September 9, 2025 in the County Board Meeting
Room, Building A, 2nd Floor, of the Kane County Government Center, 719 S. Batavia Ave., Geneva, lllinois.
Persons in favor of or in opposition to this petition who wish to speak before the County Board must file their
intention to do so with the Zoning Enforcement Officer no later than the Friday preceding the County Board
meeting at which the petition is to be considered.
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ZP #4622 “Nesler Road Solar LLC”
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