1. Call Meeting To Order
2. Roll Call
3. Public Participation
This is an opportunity for the public to provide public comment to the Presiding Officer.
Those wishing to speak are required to sign in prior to commencement of the meeting
and must address Council from the seat and table provided. The public comments must
comply with Ordinance 2014-02 and be limited to 5 minutes or less
4. Approval Of Meeting Minutes
June 17, 2019 Planning & Zoning Board Meeting Minutes
Documents:
PZB MEETING MINUTES 6.24.19.PDF
5. Introduction Of Conditional Use Permit Request - 220 W. Washington St./ 101 N.
Market St.
Ella Property Development LLC, owner of 220 W. Washington/ 101 N. Market St. has
applied for a conditional use permit to allow for an additional main building on the same
parcel, in respect to §153.018.
Documents:
SWING SUPPORTING DOCUMENTS.PDF
SWING CU SITE PLAN.PDF
5.A. Project Overview - Petitioner/Staff
5.B. Questions & Discussion From The Planning And Zoning Board
5.C. Public Testimony Period
5.D. Public Hearing Is Closed
5.E. Action, Conditional Use Request- 220 W. Washington/101 N. Market
Documents:
101 N MARKET MOTION.PDF
6. Meeting Adjourned

MEETING MINUTES OF THE JUNE 17, 2019 FOR THE PLANNING & ZONING BOARD.
PRESENT:

Michael Beem
Gerald Day
Amber Goebel
Mike Hawkins
Michael Koon
Marthaan Riegel
Shawn Spillman

ABSENT:

Clerk Potts

STAFF PRESENT:

Callie McFarland
Gerald Day

Chairman Hawkins called the meeting to order at 7:00pm.
Ms. McFarland called the roll, with all members present.
There was no public participation.
A motion was made by Mr. Beem, seconded by Mr. Spillman to approve the Planning & Zoning Board
meeting minutes from May 20, 2019. Motion carried.
404 N. Charter Street- Conditional Use permit
Ms. McFarland provided an overview of the first item on the agenda. Chris and Lynn Corrie are the
prospective owners of 404 N. Charter Street, a single-family residence zoned Urban Residential (RD),
with an attached garage and existing apartment unit above the garage. The property has been utilized
as a multi-family dwelling since the apartment was constructed above the garage in 1968/69, and
continued use as such until early 2018. However, no zoning action to allow the multi-family use is on
file, likely making it an existing non-conforming use. Nonconforming uses are allowed to continue
operating unless the use discontinues for a period of 6 months or more, in which case any use must
conform to current zoning standards. The City Zoning Ordinance states that a conditional use permit is
required for a principal use of a multi-family dwelling in an Urban Residential zone. Off-street parking
requirements are currently not met, however the applicants have stated plans to expand the driveway
to accommodate the off-street parking needs, prior to rental of the apartment. A public notice was
published in the May 31, 2019 edition of the Piatt County Journal Republican, and all adjacent property
owners were notified by certified mail, as per state statute. The public hearing was opened at 7:03pm,
where no comment was made. Mr. Beem made a motion to close the public hearing, seconded by Ms.
Riegel. Motion carried. With no further questions, Ms. Goebel made a motion to recommend approval
of the Conditional Use permit request, to allow a multi-family dwelling use at 404 N. Charter Street. Mr.
Koon seconded the motion, and the motion passed 7-0.
2015 E. Washington Street – Conditional Use permit
Ms. McFarland provided an overview of a conditional use permit request for 2015 E. Washington Street,
the Monticello Middle School site, zoned Single Family Residential (RE-1). Monticello Community Unit
School District #25 has partnered with Clean Energy Design Group, Inc., to construct a ground-mounted
array of solar panel to serve the Middle School facility. The structures would be approximately 6’ in
height and considered low-profile. The area for the panels would take up 4.9 acres and be constructed
on the southwest portion of the property, set back from the residential properties to the west by 200’,
and the farm ground to the south by 50’. The panels would be enclosed by a 6’ fence. The contractor

plans to install bee habitat friendly ground plantings to be continuously operated and maintained by
Clean Energy Design Group, Inc., surrounding the panels. §153.020 (C2) of the City of Monticello
Municipal Code states that a Conditional Use permit is required for additional or other accessory
structures (not listed) in a Single Family Residential (RE-1) zone. A public notice was published in the
May 31, 2019 edition of the Piatt County Journal Republican, and notice was sent to all adjacent
property owners by certified mailing, as per state statute. Staff received a letter from an adjacent
property owner prior to the hearing, in opposition of the project.
Dr. Vic Zimmerman, MCUSD #25 Superintendent, spoke on behalf of the project. As School
Superintendent, his role is to look for ways to improve efficiency to the district, and he researches ideas
and suggestions to bring to the school board. The State of Illinois has a goal to be 25% renewable
energy by 2025, which includes solar and wind. When he was approached by Clean Energy Design
Group for the project the previous fall, the school board gave him permission to move forward with the
necessary process. The State of Illinois provided approval in April, still requiring final approval for the
City zoning application, and the school board. The middle school averages $10,000 in power bills, 60%
of which is the cost of the electricity, 40% is the transportation cost. The 850KW system is a “behind the
meter” project, which would provide 90% of the electrical power for the middle school, based upon the
historical average. The savings to the district is estimated to be 40% of the power bill, for a potential
savings of $1.2M over 25 years. Dr. Zimmerman said this project has potential to provide energy savings
for the school district, support the state’s goal of moving toward renewable energy, and provide
educational components with the students and the community.
The school district has identified the southwest portion of the property to locate the panels to, as it is
the flattest portion of the parcel. The school board would consider moving the location, but an
alternate location may not work. Clean Energy Design Group would lease the land from the school for
15 years, with two 5-year extensions, but would retain ownership of the panels. The school district has
the option to purchase the system after 25 years, or CEDG will remove the system altogether. Given the
proximity to the school facility, this site made the most sense from a logistical sense. No trees would be
removed, as the trees identified in the original site design are not on school property. Neither the
school board nor Dr. Zimmerman thought this project would get this much opposition, and Dr.
Zimmerman apologized for the stress it caused the residential neighbors.
Mr. Beem asked since the school district could not move the project, would they consider planting a row
of trees to screen along the west line, to which Dr. Zimmerman said they would entertain that
suggestion. Mr. Spillman and Mr. Hawkins asked about the fence, if it is to protect the panels or the
people. John Holtzman, a representative from CEDG, said the fence is to protect both the public and the
panels, but a person would not get injured if they touched the panels.
The public hearing opened at 7:34pm. Deanelle Payne, an adjacent property owner at 519 Prairie Lane,
spoke with concerns about the project creating an eyesore, hazard to public, and suggested a better way
to do the project. Bruce Payne, also residing at 519 Prairie Lane, said the elevation is higher than the
elevation at his house and there is no way to hide the system. The fence would also create an eyesore.
He questioned if there was heat generated under the panels, to which Mr. Holtzman said there was not.
Austin Tamblin, 511 Prairie Lane, referenced the University of Illinois Solar farm and stated this type of
development does not belong in a residential area. He also felt the proposed plantings looked like
weeds. Mr. Holtzman responded that the pollinator plants are low growth, and similar projects have

been done in Farmington, and are under construction in Galesburg and Lincoln College. Steve Shreffler,
a Monticello resident, questioned the validity of green energy and global warming. The question of
noise from the operation came up. Mr. Holtzman stated that the noise is measured at 25db, which is
comparable between a rustle of leaves and a whisper. Mr. Hjelle, an adjacent property, stated he
bought his house because there was nothing behind it, the neighbors are against this project, and he is
also against it. Piatt County resident Amanda Pankau, who works for the Prairie Rivers Network as an
energy compliance coordinator, stated that the job training and educational opportunities for this
project advocating for renewable energy are what makes this a good project. She said solar jobs are
growing in Illinois. The state is considering an initiative to move towards 100% renewable energy by
2050, so renewable energy isn’t a fad and the public will see more projects like this. Additionally, power
purchasing agreements like this one are common. With no further comments, the public hearing closed
at 8:00pm.
Mr. Beem stated he found a study done by the University of Texas, which concluded that solar farms
had no impact on the property values of adjacent properties. He also cited another study done by Cone
Reznick evaluating projects in Illinois counties stating the same. Additionally, Mr. Beem said the noise
generated averages 30db, which is considered quiet for a rural area. Mrs. Goebel also found the same
information.
With no further discussion, a motion was made by Mr. Beem to recommend approval of the requested
conditional use permit, seconded by Ms. Riegel. Motion passed, 5-2 (Koon and Spillman voting against).
Zoning Ordinance Amendment DiscussionMs. McFarland reviewed §153.030 through $153.035, which covered Mobile Homes, Home
Occupations, Bed & Breakfast/Short Term Rental establishments, Off and Off-street Parking
requirements, and stormwater management. There was discussion over the short-term rental portion,
and requesting further clarification be added to that section.
With no further business, a motion was made by Mr. Beem, seconded by Ms. Riegel to adjourn the
meeting at 8:30pm.
Respectfully Submitted,

Callie McFarland
City of Monticello

MOTION FOR THE PLANNING & ZONING BOARD
Ella Property Development LLC (owner) - 220 W. Washington Street/101 N. Market Street
Conditional Use
WHEREAS, the City Council of the City of Monticello, pursuant to authority conferred by the statutes of
the State of Illinois, has established certain standards and procedures for zoning establishment and
amendment within the Corporate Limits of the City of Monticello;
WHEREAS, the prospective owners of a parcel of property described as set forth in the advertised public
notice and commonly known as 220 W. Washington Street & 101 N. Market Street, Monticello, Illinois,
PIN 05-00-54-000-028-00, and zoned Business (B), has requested that a Conditional Use Permit be
granted under Section 153.018 of the Monticello Zoning Regulations to allow two main structures on one
parcel; and
WHEREAS, a Public Hearing concerning the requested Conditional Use Permit was held on July 15,
2019, and comment from the public was solicited; and,
WHEREAS, the Planning & Zoning Board has reviewed the evidence and testimony submitted and has
considered all the factual evidence regarding the subject request;
BE IT THEREFORE RESOLVED this 15th day of July, 2019 by the Planning & Zoning Board of the City
of Monticello, that:
The Planning & Zoning Board shall determine whether the applicant meets the following criteria
regarding the requested Conditional Use:
a. The establishment, maintenance, or operation of the Conditional Use will not be detrimental to
or endanger the public health, safety, morals, comfort or general welfare;
b. The Conditional Use will not be injurious to the use and enjoyment of other property in the
immediate vicinity for the purposes already permitted and will not substantially diminish or
impair property values within the neighborhood;
c. The establishment of the Conditional Use will not impede the normal and orderly development
and improvement of surrounding property for uses permitted in the district;
d. Adequate utilities, access, drainage, parking, right-of-way easements and/or other necessary
facilities are available;
e. Adequate measures do exist to provide ingress and egress, so designed as to minimize traffic
congestion in the public streets; and
f. The Conditional Use will in all other respects conform to the applicable regulations of the
district in which it is located.

PLANNING & ZONING BOARD CHAIR TO CHECK ONE OF THE FOLLOWING:
 The Planning & Zoning Board does hereby recommend approval of the requested Conditional Use
Permit request by Ella Property Development, LLC, to allow two main structures on one parcel, 220 W.
Washington Street & 101 N. Market Street.

 The Planning & Zoning Board does hereby recommend denial of the requested Conditional Use Permit
request by Ella Property Development, LLC, to allow two main structures on one parcel, 220 W.
Washington Street & 101 N. Market Street
_________________________________________
Chairman, Planning Commission, City of Monticello

