United City of Yorkville
651 Prairie Pointe Drive
Yorkville, I1linois 60560
Telephone: 630-553-4350
www.yorkville.il.us

PLANNING AND ZONING
COMMISSION AGENDA

Wednesday, June 11, 2025
7:00 PM
Yorkville City Hall Council Chambers
651 Prairie Pointe Drive
Meeting Called to Order: 7:00 p.m.
Roll Call:

Previous meeting minutes: May 14, 2025

Citizen’s Comments

Public Hearings

1. PZC 2025-08 Pioneer Development, LLC, as the petitioner and contract purchaser, along with
multiple property owners, has submitted applications to the United City of Yorkville in Kendall
County, Illinois, seeking rezoning, special use authorization for a Planned Unit Development
(PUD), and preliminary PUD Plan approval for approximately 1,037 acres across 20 parcels. The
proposal involves rezoning the land from various residential and business districts to M-2
General Manufacturing District to facilitate the development of a state-of-the-art data center
campus. This project would include 14 data center buildings totaling over 17 million square feet,
two electrical substations, a utility switchyard, and stormwater detention basins. The applicants
are also requesting several deviations from the Yorkville Unified Development Ordinance (UDO)
related to setbacks, parking, circulation, and design standards. The property is located northwest
of Route 47 and Galena Road, south of Baseline Road, and east of Ashe Road.

Unfinished Business

New Business

1. PZC 2025-08 Pioneer Development, LLC, as the petitioner and contract purchaser, along with
multiple property owners, has submitted applications to the United City of Yorkville in Kendall
County, Illinois, seeking rezoning, special use authorization for a Planned Unit Development
(PUD), and preliminary PUD Plan approval for approximately 1,037 acres across 20 parcels. The
proposal involves rezoning the land from various residential and business districts to M-2
General Manufacturing District to facilitate the development of a state-of-the-art data center
campus. This project would include 14 data center buildings totaling over 17 million square feet,
two electrical substations, a utility switchyard, and stormwater detention basins. The applicants
are also requesting several deviations from the Yorkville Unified Development Ordinance (UDO)
related to setbacks, parking, circulation, and design standards. The property is located northwest
of Route 47 and Galena Road, south of Baseline Road, and east of Ashe Road.

Action Items
Rezone, PUD & Preliminary PUD Plan


http://www.yorkville.il.us/

2. PZC 2025-09 Daniel J. Gorman on Behalf of USA Energy Independence, LL.C (Prospective
Buyer) and Stanley L. Zepelak on Behalf of Lucaya Asset Management, LL.C (Current
Owner), petitioners, are seeking a special use permit for a commercial solar energy facility and a
variance to Section 36-282(17)(a) of the Kendall County Zoning Ordinance to allow for a
commercial solar energy facility on land located between 9417 and 9221 Corneils Road in
unincorporated Kendall County within 1.5 miles of a municipality without an annexation
agreement.

Action Item
1.5-mile Review

Additional Business

1. City Council Action Updates

a.

Adjournment

PZC 2025-04 United City of Yorkville, petitioner, is proposing to amend the Yorkville
Comprehensive Plan, including a modified future land use map, pursuant to Section 11-
12-7 of the Illinois Municipal Code (65 ILCS 5/11-12-7) and Section 9-1-1 of the
Yorkville City Code. The proposed amendment adds sections the Future Land Use — Map
Addendum to reclassify ten (10) identified developments. The changes are a result of a
rezoning approvals made by the City Council in calendar years 2023 and 2024.

Action Items
Text Amendment

PZ.C 2025-05 United City of Yorkville, petitioner, is proposing to amend Section 10-4-
10 Energy Industrial Use Standards regarding data center development of the Yorkville
Unified Development Ordinance. The proposed text amendment seeks to establish
specific regulations for data center developments. These regulations include standards
related to noise control, landscape buffering, building separation from residential
properties, height limitations, and other design and operational requirements.

Action Item
Text Amendment



DRAFT

PLANNING & ZONING COMMISSION
City Council Chambers
651 Prairie Pointe Drive, Yorkville, IL
Wednesday, May 14, 2025 7:00pm

Meeting Called to Order
Chairman Richard Vinyard called the meeting to order at 7:00pm, roll was called and a quorum
was established.

Roll Call
Danny Williams-yes, Ryan Forristall-yes, Michael Crouch-yes, Chad Green-yes, Marge Linnane-
yes, Richard Vinyard-yes

Absent: Seaver Tarulis

City Staff

Krysti Barksdale-Noble, Community Development Director

Sara Mendez, Plannerl David Hansen, Senior Planner

Megan Lamb, City Attorney Lynn Dubajic Kellogg, City Consultant
Other Guests

Chris Vitosh, Vitosh Reporting Service Sam Woodworth, WSPY

Alan L. Clever

Previous Meeting Minutes April 9, 2025
Motion by Mr. Crouch and second by Ms. Linnane to approve the minutes as presented. Roll

call: Forristall-yes, Crouch-yes, Green-yes, Linnane-yes, Vinyard-yes, Williams-yes. Carried
6-0

Citizen’s Comments None

Public Hearings
Chairman Vinyard stated there were 2 Hearings for this meeting. He explained the procedure to

be followed and the taking of testimony.

Chairman Vinyard entertained a motion to open the Hearings. At approximately 7:02pm a
motion was made and seconded by Mr. Williams and Ms. Linnane, respectively, to open the
Public Hearings. Roll call: Forristall-yes, Crouch-yes, Green-yes, Vinyard-yes, Williams-yes,
Linna ne-yes. Carried 6-0.

The Public Hearings were read by Chairman Vinyard:
1. PZC 2025-04 United City of Yorkville, petitioner, is proposing to amend the Yorkville
Comprehensive Plan, including a modified future land use map, pursuant to Section 11-
12-7 of the Illinois Municipal Code (65 ILCS 5/11-12-7) and Section 9-1-1 of the
Yorkville City Code. The proposed amendment adds sections to the Future Land Use —
Map Addendum to reclassify eleven (11) identified developments. The changes are a
result of rezoning approvals made by the City Council in calendar years 2023 and 2024.
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2. PZC 2025-05 United City of Yorkville, petitioner, is proposing to amend Section 10-4-
10 Energy Industrial Use Standards regarding data center development of the Yorkville
Unified Development Ordinance. The proposed text amendment seeks to establish
specific regulations for data center developments. These regulations include standards
related to noise control, landscape buffering, building separation from residential
properties, height limitations, and other design and operational requirements.

(See Court Reporter's transcript of Public Hearings)

At approximately 7:08pm a motion was made by Mr. Green and seconded by Mr. Williams to
close the Public Hearings. Roll call: Green-yes, Linnane-yes, Vinyard-yes, Williams-yes,
Forristall-yes, Crouch-yes. Carried 6-0.

Unfinished Business None

New Business
1. PZC 2025-04 United City of Yorkville, Comprehensive Plan Update — Future Land
Use Amendments (see full description #1 above)

Action Item

Text Amendment
There was no discussion and a motion was made and seconded by Mr. Green and Mr. Williams,
respectively, to approve this petition. Motion read by Mr. Williams: In consideration of
testimony presented during a Public Hearing on May 14, 2025 and discussions conducted at that
meeting, the Planning and Zoning Commission recommends approval to the City Council of a
request to amend the Yorkville Comprehensive Plan, including a modified future land use map,
pursuant to Section 11-12-7 of the Illinois Municipal Code (65 ILCS 5/11-12-7) and Section
9-1-1 of the Yorkville City Code. The proposed amendment adds sections to the Future Land
Use Map Addendum to reclassify eleven (11) identified developments. The changes are a result
of rezoning approvals made by the City Council in calendar years 2023 and 2024.
Roll call: Linnane-yes, Vinyard-yes, Williams-yes, Forristall-yes, Crouch-yes, Green-yes.
Carried 6-0.

2. PZC 2025-05 United City of Yorkville, Data Center Development Standards -
Text Amendment (see full description #2 above)

Action Item

Text Amendment
There was no discussion and a motion was made and seconded by Mr. Green and Mr. Williams,
respectively, to approve the amendment. Roll call: Vinyard-yes, Williams-yes, Forristall-yes,
Crouch-yes, Green-yes, Linnane-yes. Carried 6-0.

Note: Since the motion had not been read prior to the vote, the motion was read at this time by
Mr. Williams. Motion: In consideration of testimony presented during a Public Hearing on May
14, 2025 and discussions conducted at that meeting, the Planning and Zoning Commission
recommends approval to the City Council of a request to amend Section 10-4-10, Energy
Industrial Use Standards of the Unified Development Ordinance to establish development
regulations for data center facilities, as presented in a staff memorandum dated May 7, 2025.
Roll call: The vote was re-done as follows: Forristall-yes, Crouch-yes, Green-yes, Linnane-yes,
Vinyard-yes, Williams-yes. Carried 6-0.
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Additional Business

1. Appointment of Vice Chair

Ms. Linnane nominated Mr. Crouch as Vice-Chair and Mr. Williams seconded that nomination.
Roll call: Crouch-yes, Green-yes, Linnane-yes, Vinyard-yes, Williams-yes, Forristall-yes.
Carried 6-0.

Mr. Williams also announced this would likely be his final meeting as he will possibly be moving
from Yorkville.

2. City Council Action Updates
a. PZC 2025-03 Ali Bukhres, QuikTrip
Ms. Noble said the sign variance had been approved by City Council.

Additionally, it was noted that Costco plans to open in November.

Adjournment
There was no further business and the meeting was adjourned at 7:14pm on a motion by Mr.

Williams and second by Mr. Green. Unanimous voice vote approval.

Respectfully submitted by
Marlys Young, Minute Taker

Page 3 of 3
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PZC - Public Hearings - May 14, 2025

UNITED CITY OF YORKVILLE

YORKVILLE, ILLINOIS

PLANNING AND ZONING COMMISSION

PUBLIC HEARINGS

651 Prairie Pointe Drive

Yorkville, Illinois

Wednesday, May 14, 2025

7:00 p.m.

Vitosh Reporting Service

815.993.2832 cms.vitosh@gmail.com




10

11

12

13

14

15

16

17

18

19

20

21

22

23

24

PRESENT:

PzZC

- Public Hearings - May 14, 2025

Rich Vinyard, Chairman,

Danny Williams, Commissioner,
Ryan Forristall, Commissioner,
Marge Linnane, Commissioner,
Michael Crouch, Commissioner,

Chad Green, Commissioner.

ALSO PRESENT:

Ms.

Krysti Barksdale-Noble, Community

Development Director;

Ms.

Mr.

Ms.

Sara Mendez, Senior Planner;
David Hansen, Senior Planner;

Marlys Young, Minute Taker.

Vitosh Reporting Service

815.993.2832 cms.vitosh@gmail.com
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PZC - Public Hearings - May 14, 2025

APPEARANCES:

OTTOSEN, DiNOLFO, HASENBALG & CASTALDO,
LTD.

BY: MS. MEGAN LAMB

1804 North Naper Boulevard, Suite 350
Naperville, Illinois 60563

(630) ©682-0085

appeared on behalf of the United City of
Yorkville.

Vitosh Reporting Service
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PZC - Public Hearings - May 14, 2025

CHAIRMAN VINYARD: There are two the
public hearings scheduled for tonight's Planning
and Zoning Commission meeting. The purpose of
these hearings is to invite testimony from
members of the public regarding the proposed
requests that are being considered before this
commission tonight.

Public testimony from persons
present who wish to speak may be for or against
the request or to ask questions of the petitioner
regarding the request being heard.

Once all public hearings on
tonight's agenda are closed, the commission will
deliberate and vote on the recommendations to the
City Council for each of the matters that are
subject of a hearing.

Those persons wishing to testify are
asked to speak clearly, one at a time, and state
your name and who you represent. You are also
asked to sign in at the podium.

If you plan to speak during
tonight's public hearing as a petitioner or as a
member of the public, please stand and raise your

right hand and repeat after me.

Vitosh Reporting Service
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PZC - Public Hearings - May 14, 2025

Anyone speaking tonight?
(No response.)

CHAIRMAN VINYARD: All right. So we
will just move on. The order of receiving
testimony will be as follows: The petitioner 1is
going to make their presentation, followed by
those who wish to speak in favor or opposition of
the request.

May I have a motion to open the
public hearing on petition numbers PZC 2024-04
(sic), United City of Yorkville, the petitioner,
is proposing to amend Yorkville's Comprehensive
Plan, and PZC 2025-05, United City of Yorkville,
petitioner, is proposing to amend Section
10-4-10, energy industrial use standard regarding
data center development of the Yorkville United
(sic) Development Ordinance.

COMMISSIONER WILLIAMS: So moved.

COMMISSIONER LINNANE: Second.

CHATIRMAN VINYARD: Roll call, please.

MS. YOUNG: Yes. Forristall.

COMMISSIONER FORRISTALL: Yes.

MS. YOUNG: Crouch.

COMMISSIONER CROUCH: Yes.

Vitosh Reporting Service
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PZC - Public Hearings - May 14, 2025

MS. YOUNG: Green.

COMMISSIONER GREEN: Yes.

MS. YOUNG: Vinyard.

CHAIRMAN VINYARD: Yes.

MS. YOUNG: Williams.

COMMISSIONER WILLIAMS: Yes.

MS. YOUNG: Linnane.

COMMISSIONER LINNANE: Yes.

CHAIRMAN VINYARD: All right. Very
good. The first public hearing is PZC 2025-04,
United City of Yorkville, petitioner, 1is
proposing to amend the Yorkville Comprehensive
Plan, including a modified future land use map,
pursuant to Section 11-12-7 of the Illinois
Municipal Code and Section 9-1-1 of Yorkville
City Code.

The proposed amendment adds sections
to the future land use map amendment to
reclassify 11 identified developments. The
changes are a result from the rezoning approvals
made by the City Council in the calendar years of
2023 and 2024.

Staff, would you like to present

your memo summary of PzZC 2025-04, request for

Vitosh Reporting Service

815.993.2832 cms.vitosh@gmail.com




10

11

12

13

14

15

16

17

18

19

20

21

22

23

24

PZC - Public Hearings - May 14, 2025

amendment to the Comprehensive Plan?

MR. HANSEN: Yes, we will.

CHAIRMAN VINYARD: Thanks.

MR. HANSEN: This is a Comprehensive
Plan update for future land use amendments. In
2024 the City Council approved ten developments
which required rezoning.

Due to the inconsistency of the
parcels with the adopted Comprehensive Plan of
2016, the future land use designations and maps
of each area requires amending.

Staff is recommending amending the
plan to change the future land uses of these
projects to their now approved land uses.

Please note New Leaf Energy Solar
Farm, which was approved in 2023, is also part of
the list since it was included in the amendment
list in 2024.

Also, Jjust a quick summary of the
11, three of them are solar farm related, three
of them are data center related. There is three
1.5 mile reviews in Kendall County. Fox Haven
Townhomes and Costco are also included in this.

The next steps would be after

Vitosh Reporting Service
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PZC - Public Hearings - May 14, 2025

recommendation is go back to EDC since there was
no gquorum last meeting, and go to the EDC on
June 3rd, 2025, and then after that it is
proposed to go to the June 10th City Council for
consideration.

CHAIRMAN VINYARD: Thank you. Is there
anyone present who wishes to speak?

(No response.)

CHAIRMAN VINYARD: Well, we don't have
anyone actually.

MS. NOBLE: Yeah, we don't.

CHATIRMAN VINYARD: So we are going to
skip that. Sorry. The next is PZC 2025-05,
United City of Yorkville, the petitioner, is
proposing to amend Section 10-4-10, energy
industrial use standards regarding data center
development of the Yorkville Unified Development
Ordinance.

The proposed text amendment seeks to
establish specific regulations for data center
developments. These regulations include
standards related to noise control, landscape
buffering, building separation from residential

properties, height limitation and other design

Vitosh Reporting Service
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PZC - Public Hearings - May 14, 2025

and operational requirements.

Staff, could you please present your
memo summary on PZC 2025-05, request for text
amendment to Section 10-4-10, energy industrial
use in the UDO?

MS. MENDEZ: Yes. So with the influx of
data center interest in Yorkville, staff believes
it's timely and appropriate to establish data
center specific standards in the UDO to ensure
responsible growth and maintain high development
standards, and then to support this effort, we
researched different municipalities across the
U.S., and while every municipality has their
different approach, Yorkville's proposed
regulations reflects best practices and are
tailored to our local needs.

And currently there are 12 data
center projects that have either been approved,
are under review or involve site ingquiries with
stated intentions to apply, and this growing
interest reinforces the need for clearer
standards as the section right now is empty.

So the proposed amendment addresses

key areas like landscape buffering when adjacent

Vitosh Reporting Service
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PZC - Public Hearings - May 14, 2025

10

to roads and non-manufacturing zoned land uses,
minimum building separation from residential and
commercial structures, height limitations,
particularly near residential uses, noise
control, including pre- and post-construction
noise studies and restrictions on generator use,
operational testing hours, prohibition of nuclear
energy as a power source, phasing plans to reduce
impacts on nearby residents, fencing standards,
lighting and photometric requirements, appearance
standards, traffic management plans, emergency
coordination, battery storage, and enhanced
building code requirements, all of which Project
Steel and Project Cardinal are going to be held
to.

And then, lastly, off-street parking
regulations was not included in the initial
adoption of the UDO, so the amendment would
formally add these parking regulations.

And then the proposed text amendment
represents a practical approach to guide these
data center developments, and then it will also
go to the EDC on June 3rd.

CHATIRMAN VINYARD: All right. Since all

Vitosh Reporting Service
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PZC - Public Hearings - May 14, 2025

11

public testimony regarding this petition has been
taken, may I have a motion to close the taking of
testimony in public hearing.

COMMISSIONER WILLIAMS: So moved.

COMMISSIONER GREEN: So moved.

COMMISSIONER WILLIAMS: Second.

CHAIRMAN VINYARD: Roll call vote on the
motion, please.

MS. YOUNG: Yes. Green.

COMMISSIONER GREEN: Yes.

MS. YOUNG: Linnane.

COMMISSIONER LINNANE: Yes.

MS. YOUNG: Vinyard.

CHAIRMAN VINYARD: Yes.

MS. YOUNG: Williams.

COMMISSIONER WILLIAMS: Yes.

MS. YOUNG: Forristall.

COMMISSIONER FORRISTALL: Yes.

MS. YOUNG: And Crouch.

COMMISSIONER CROUCH: Yes.

CHAIRMAN VINYARD: Very good. The
public hearing portion of tonight's meeting is
now closed.

(Which were all the proceedings had

Vitosh Reporting Service
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PZC - Public Hearings - May 14, 2025

in the public hearings, concluding
at 7:08 p.m.)

---00o---

12

Vitosh Reporting Service
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PZC - Public Hearings - May 14, 2025

13

STATE OF ILLINOIS )
) SS:
COUNTY OF LASALLE )

I, CHRISTINE M. VITOSH, a Certified
Shorthand Reporter of the State of Illinois, do
hereby certify:

That the foregoing public hearing
transcript, Pages 1 through 17, was reported
stenographically by me by means of machine 1.

Shorthand, was simultaneously
reduced to typewriting via computer-aided
transcription under my personal direction, and
constitutes a true record of the testimony given
and the proceedings had;

That the said public hearing was taken
before me at the time and place specified;

That I am not a relative or employee or
attorney or counsel, nor a relative or employee
of such attorney or counsel for any of the
parties hereto, nor interested directly or
indirectly in the outcome of this action.

I further certify that my certificate
attached hereto applies to the original
transcript and copies thereof signed and

certified under my hand only. I assume no

Vitosh Reporting Service
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PZC - Public Hearings - May 14, 2025
14

responsibility for the accuracy of any reproduced
copies not made under my control or direction.

IN WITNESS WHEREOF, I do hereunto set my
hand at Leland, Illinois, this 31st day of May,

2025.

/s/ Christine M. Vitosh

CHRISTINE M. VITOSH,
Illinois C.S.R. Certificate
No. 084-02883

Vitosh Reporting Service
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Memorandum

To: Planning & Zoning Commission
From: Krysti J. Barksdale-Noble, Community Development Director
CC: Bart Olson, City Administrator

Sara Mendez, Senior Planner
David Hansen, Senior Planner

Date: June 5, 2025

Subject: PZC 2025-08 Project Cardinal — Annex, Rezone, PUD & Prelim Plan
Proposed Data Center Campus & On-Site Substation/Switchyard Development

REQUEST SUMMARY:

The petitioner, Pioneer Development, LLC, as contract purchaser, along with property owners Sanjay and
Sameer Gupta, Dale L. Konicek, LLC, and The Konicek Family Limited Partnership, is seeking approval
for the annexation of seven (7) parcels totaling 305 acres. These parcels will be part of a larger 1,037-acre
development consisting of 21 parcels in total, planned for a state-of-the-art data center campus. The
request also includes rezoning the area to the M-2 General Manufacturing District, special use
authorization for a Planned Unit Development (PUD), and approval of a preliminary PUD Plan which
involves the phased construction of fourteen (14) two-story data center buildings totaling over 17 million
square feet, two (2) electrical substations, a utility switchyard, and associated stormwater detention
basins. There are three (3) phases of development anticipated, with full campus buildout expected within
10 years.

i Tl

PROJECT CARDINAL - DATA CENTER

United City of Yorkville, lllinois
Date: March 19, 2025
Data: Kendall County

PROPERTY BACKGROUND:

The subject property consists of twenty-one (21) parcels of varying sizes, ranging from one-tenth (0.1) of
an acre to approximately 300 acres, generally located northwest of Route 47 and Galena Road, south of
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Baseline Road, and east of Ashe Road. With a total area of approximately 1,037 acres, the property has
two (2) existing Annexation/Planned Unit Development Agreements within the proposed subject area for
the Project Cardinal data center campus. This includes the Bailey Meadows and Westhaven developments
as described and illustrated below:

Development | Location Acreage | Entitlements Type of Units # of Units
Ord. 2004-40
Annexation Agreement Single Family 189
glaﬂzy \éVa;):I i\;\f Igior;e;{ ?ef 4 150 ac. (Expired 7/13/24)

EALURS ' ’ Res. 2006-43

Prelim. Plan Approval Townhomes 153
(Expired 7/13/07)
Ord. 2005-78
Annexation Agreement
(Expires 9/27/25)

Ord. 2006-132
NW Corner of Rt. 47 & Amend. Annex. &

Westhaven Galena Rd. 386 .ac. PUD Agreement

SF Age-Restricted 568

DU Age-Restricted 244

Res. 2007-54 Single Family 484
Prelim. Plan & Plat

Approval
(Expired 10/23/08)

TOTAL | 736 ac. TOTAL 1638

\'Jericho R

j

e puipuBIN

BaselineiRdy

WESTHAVEN

WESTHAVEN

EXISTING PUD'S

United City of Yorkville, Illinois
Date: April 15, 2025
Data: Kendall County

The underlying zoning for both the Bailey Meadows and Westhaven developments includes R-2 Single-
Family Traditional Residence District, R-3 Multi-Family Attached Residence District, and B-3 General
Business District. Together, these two developments account for approximately 70% of the overall
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subject area, resulting in a projected “loss” of about 1,638 future dwelling units. Additionally, it is
important to note that the Westhaven development still operates under an active Annexation Agreement,
which would be effectively repealed or overridden by the approval of any subsequent planned unit
development (PUD) agreement.

PROPOSED ANNEXATION:

The subject property for the proposed data center campus consists of seven (7) unincorporated parcels
totaling 305 acres, as highlighted below:

PIN ACRES OWNER JURISDICTION
02-05-300-003 | 136.73 CITY OF YORKVILLE
02-04-300-032 | 26.09 CITY OF YORKVILLE
02-04-300-024 | 1.64 CITY OF YORKVILLE
02-05-400-021 128 Galena & 47TH LLC, MPLIVIO LLC CITY OF YORKVILLE
02-09-100-031 | 0.1 CITY OF YORKVILLE
02-09-100-030 | 1.04 CITY OF YORKVILLE
02-04-100-015 | 32.89 CITY OF YORKVILLE
02-05-200-007 | 0.34 SANJAY & SAMEER GUPTA UNINCORPORATED
02-06-100-022 | 233.79 | THE KONICEK FAMILY LIMITED PARTNERSHIP | UNINCORPORATED
02-06-200-002 | 48.60 CITY OF YORKVILLE
02-05-400-022 | 301.61 CITY OF YORKVILLE
02-05-200-006 | 102.47 CITY OF YORKVILLE
02-04-100-016 | 11.02 DALE L. KONICEK, LLC CITY OF YORKVILLE
02-06-400-008 | 29.89 UNINCORPORATED
02-06-200-003 | 7.02 UNINCORPORATED
02-05-100-003 | 7.60 UNINCORPORATED
02-05-100-005 | 8.54 UNINCORPORATED
02-05-400-009 | 15.78 CITY OF YORKVILLE
02-04-300-018 | 45.45 DALE L. KONICEK, LLC CITY OF YORKVILLE
02-04-300-017 | 7.73 CITY OF YORKVILLE
02-06-400-001 | 17.79 UNINCORPORATED
TOTAL 1037.41

G
tegend |58
T

[ Annexing Parcels

PROJECT CARDINAL - ANNEXING PARCELS

United City of Yorkville, lllinois
Date: April 21, 2025
Data: Kendall County




The petitioner is requesting to rezone all twenty-one (21) parcels within the subject area to the M-2
General Manufacturing District. In accordance with Section 10-3-4 of the Yorkville Unified Development
Ordinance (UDO), any territory annexed into the city is automatically classified as R-1 Single-Family
Suburban Residential District; therefore, the petitioner seeks to rezone the seven (7) unincorporated
parcels proposed for annexation directly to the M-2 District.

Additionally, the petitioner is requesting to rezone the existing parcels within the Bailey Meadows and
Westhaven developments—currently zoned R-2 Single-Family Traditional Residence District, R-3 Multi-
Family Attached Residence District, and B-3 General Business District—to the M-2 General
Manufacturing District as well.

It is important to note that four (4) parcels are not included in the current annexation petition but are part
of the overall data center campus site plan. These include two (2) unincorporated residential parcels with
existing homes located south of Baseline Road, identified as PIN #02-05-200-004 (Maldonado) and PIN
#02-05-200-001 (Rakas), as well as two (2) sliver parcels along IL Route 47 owned by the Schramms,
identified as PIN #02-04-100-014 and PIN #02-04-100-009. The petitioner has indicated that they are
actively negotiating with the owners of these parcels. However, no facilities are planned to be constructed
on them, and they are not essential to the development or operation of the data center. Should the
petitioner acquire ownership of any of these parcels in the future, a separate annexation petition will be
submitted.

PROPOSED REZONING:

As previously noted, the petitioner is seeking to rezone the subject property for the proposed data center
campus to the M-2 General Manufacturing District. According to Table 10-3-12(B) of the Yorkville
Unified Development Ordinance (UDO), both “data center” and “electric substation” are permitted uses
within the M-2 District, with data centers classified as Energy Industrial Uses.

Although the UDO does not specifically identify “utility switchyard” as a listed use, Section 10-3-
12(A)(5) allows the Zoning Administrator to determine if an unlisted use is substantially similar to a
listed use and treat it accordingly. Since a utility switchyard is generally defined as a type of substation
that operates at a single voltage level without transformers, staff considers it substantially similar to an
electric substation, and therefore a permitted use in the M-2 District.

Additionally, one parcel located south of Galena Road (Parcel No. 02-06-400-001), totaling 17.75 acres,
may be used for a future water utility expansion area, possibly for public water storage, which is also a
permitted use within the M-2 zoning classification. Petitioner has provided written responses to the
Standards for Rezoning which will be entered into the record during the public hearing process.

The following are the current zoning and land uses immediately surrounding the subject property:

Zoning Land Use

F- Farming District (Kane County) Farmland

North Baseline Road (Rte. 30) Transportation Land Use
Planned Unit Development (R-2, R-3, R-4, B-3) Farmland (Schramm)

B-3 General Business District Farmland (Northgate Commercial)

East R-3 Multi-Family Attached Residence District Bristol Bay Subdivision
N. Bridge Street (Rte. 47) Transportation Land Use

A-1 Agricultural District (Kendall County) Farmland

M-1 Manufacturing (Kendall County) Vacant Farmland

South R-2 Single-Family Traditional Residence District Residential/Outbuilding Land Use
A-1 Agricultural District (Special Use) Farmland (Yorkville Renewables Solar)

Galena Road Transportation Land Use



A-1 Agricultural District (Kendall County) Farmland
West RPD-1 (Kendall County) Residential/Equestrian Land Use
Ashe Road Transportation Land Use

PLANNED UNIT DEVELOPMENT (PUD):

Data centers are critical facilities that house computing systems and related hardware such as servers, data
storage devices, and network infrastructure. They serve as the backbone for IT operations and provide the
physical space necessary for storing and managing a company’s digital data. To ensure operational
continuity, data center developments typically include backup power generators capable of maintaining
service during electrical outages.

In the City of Yorkville, Section 10-8-8 of the Unified Development Ordinance (UDO) outlines the
standards for Planned Unit Developments (PUDs), which allow for flexibility in zoning regulations
provided that any proposed modifications are clearly identified, demonstrate compatibility with the
surrounding area, are necessary for the effective development of the site, and meet at least one of the
modification standards listed in Section 10-8-8(D). The proposed data center campus aligns with the
following two (2) modification standards:

o Modification Standard #12, “Regional Utility Improvements,” as it includes the extension of
public water and sanitary services through the site, enabling future connections by surrounding
properties and creating opportunities for recapture payments to the developer.

e Modification Standard #11, “Funding or Construction of Public Roadways,” by incorporating
roadway improvements adjacent to the site that are consistent with the City’s Comprehensive
Plan, the Kendall County Long-Range Transportation Plan, or other locally adopted
transportation plans.

The petitioner has provided written responses addressing the special use and PUD standards, which will
be entered into the record during the public hearing process. A detailed Planned Unit Development
Agreement has also been prepared by the City Attorney to outline all conditions and provisions associated
with the development of the data center campus.

PROPOSED PRELIMINARY PUD PLAN:

The Project Cardinal site plan, as illustrated on the following page, has evolved slightly from the
originally submitted site plan to address feedback from staff, neighboring residents, and the Economic
Development Committee when it was introduced at the May 6™ meeting as an informational item. The
revised plan, dated May 30, 2025, outlines a large-scale data center campus spanning approximately
1,037 acres consisting of fourteen (14) two-story data center buildings, two (2) customer substations, one
(1) utility switchyard, and multiple stormwater management basins strategically placed throughout the
site. The layout includes designated utility corridors and drainage channels to manage site infrastructure
and stormwater flow. A security fence surrounds the campus, with 20-25-foot setbacks along the
perimeter. A separate area in the southwest corner is reserved for a future potential water utility expansion
area. Vehicular access and internal circulation are supported by drive aisles and parking areas, while
landscaped buffers and transition zones are integrated for screening and sound mitigation. Residential
protection zones and proximity to adjacent neighborhoods are also indicated on the proposed preliminary
PUD site plan.

Four (4) data center buildings (#1-4) are clustered in the northwest portion of the property, just east of
Ashe Road. Eight (8) buildings (#5—12) are positioned east of the utility switchyard and substation,
forming two linear rows running parallel through the central portion of the site. The final two (2)
buildings (#13—14) are located along the southeastern portion of the property fronting Galena Road.
Parking is located adjacent to each building, and the layout includes drainage channels and utility
corridors to support infrastructure needs. Finally, the data center will have three (3) primary access points:
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one (1) at Ashe Road, one (1) at Galena Road, and one (1) off of Baseline Road. These points of access
will be fenced and guarded stations requiring extensive security verification before entry.

The preliminary plan is considered an initial draft that outlines the petitioner's intended layout for a future
final plat of subdivision, including all proposed site improvements. Typically, preliminary plans are valid
for twelve (12) months. However, for Planned Unit Developments (PUDs), which are considered special
uses, the approved plans expire only after three (3) years from approval if no Building Permit is issued
and no portion of the property is final platted.
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PHASING OF DEVELOPMENT:

The petitioner plans to develop the subject property in three (3) phases over an estimated ten-year period,
progressing from west to east. Phase 1 will include Buildings #1—4 along with a utility switchyard and
detention pond. Phase 2 will consist of Buildings #8—14, a substation, and two detention ponds. Phase 3
will complete the development with Buildings #5-7, a third substation and additional dentionponds. As
outlined in the Project Cardinal narrative, each building is anticipated to become operational within 24
months of its groundbreaking.

REQUESTED PUD DEVIATIONS:

The petitioner has listed thirteen (13) proposed deviations from the base M-2 General Manufacturing
District standards as part of the PUD and Preliminary Plan. Upon staff review and analysis of the
submitted plans, the following is a summary of staff’s recommendations:

1. Building Setbacks - Per the Table 10-3-9(A) Bulk and Dimensional Standards, the following
compares current M-2 General Manufacturing District standards with the proposed Planned Unit
Development (PUD) requested modifications (Deviation #1):

REQUIRED MINIMUM  PROPOSED MINIMUM
BUILDING SETBACKS SETBACKS SETBACKS
M-2 DISTRICT SITE PLAN*
FRONT YARD
(Galena Road) 25° 25°
SIDE/CORNER YARD
(N. Bridge Street/IL Rte. 47 & Ashe Road) Min. 10% of lot/Max. 20’ 200
REAR YARD , ,
(Baseline Road) 0 0

The petitioner is requesting that building setbacks apply only to the overall boundary of the
subject property, rather than to each individual building within the site. For purposes of
establishing perimeter setbacks, the petitioner proposes designating Galena Road as the front
yard, Ashe Road and N. Bridge Street (IL 47) as side or corner side yards, and Baseline Road as
the rear yard. Although the M-2 District bulk regulations do not mandate a rear yard setback—
and the petitioner’s data table reflects a zero-foot rear setback—the nearest proposed building
will be set back well over 100 feet from any adjacent property line due to the inclusion of a
required landscape buffer.

The petitioner is seeking a zero (0) foot building setback for all yards on future plats for
buildings within the data center campus, as Section 10-8-6-C-6.c(6) of the Unified
Development Ordinance requires building setback lines on all lots. Staff is supportive of this
request but recommends a minimum 500-foot building separation from the nearest data
center building or structure (primary or accessory) to the nearest residential or commercial
structure.

2. Permitted Uses - Per Table 10-3-12 (B) of the Yorkville Unified Development Ordinance (UDO),
“data center” and “electric substation” are permitted land uses in the M-2 General Manufacturing
District. Data centers are defined as Energy Industrial Uses per Table 10-3-12(B) in the Unified
Development Ordinance. Use standards for Energy Industrial Uses are reserved for future
regulations, if ever approved, under Section 10-4-10 in the Unified Development Ordinance
(Deviation #2).



The petitioner is seeking waiver of future standards adopted being applicable to this subject
property after adoption of the Planned Unit Development but has indicated the data center
campus will not utilize battery storage related uses which are currently permitted in the M-
2 District. Staff recommends granting a lock on future regulations under this section of the
Unified Development Ordinance (UDQO) for a period of ten (10) vears, provided the
applicant _agrees to all staff-recommended development standards outlined in this
memorandum, which incorporate the proposed best practices, design guidelines, and

operational requirements intended to ensure the least impactful and high-quality
development across the data center campus.

Maximum Building Height - The M-2 District does not have a maximum building height per
Table 10-3-9(A) in the Unified Development Ordinance. However, the petitioner has provided
overall building heights for each proposed two-story data center building to top of building roof
and top of rooftop equipment. As proposed, buildings will not exceed 55’ to top of structure and
78’ to top of rooftop equipment.

Staff recommends a maximum overall height for data center buildings within 1,500 feet of a
residential structure shall be 70 feet. Additionally, staff recommends rooftop mechanical
equipment only be allowed within this buffer subject to approval by City Council. The
petitioner has objected to the staff recommended maximum height of 70 feet within the
1.500-foot buffer to nearest residential structure.

It is important to note that, based on the petitioner’s site plan, the buffer restriction appears
to impact Buildings #1,2,7. 9,12, 13, and 14. However, it seems the measurement may have
been taken from the property line of the nearby residential parcel rather than from the
residential structure itself. If that is the case, the height restriction's impact on the proposed
data center buildings may be reduced.

Parking Requirements - According to the Preliminary PUD Plan submitted, there are 3,750 total
parking spaces to be provided on the property to accommodate the proposed fourteen (14)
building data center campus and electric substation/utility switchyard uses. However, total
required parking for the subject property is 5,194 spaces, including 114 ADA accessible
spaces. Additionally, per Section 10-5-1K-1 of the Unified Development Ordinance, the

petitioner is required to install the infrastructure for a minimum of 104 electric vehicle charging
stations (Deviation #3).

The petitioner is requesting a variance from the UDO required 0.3 spaces per 1,000 to 0.2
spaces per 1,000. Staff is supportive of the requested deviation and recommends a fee in lieu
of the required electric vehicle charging station infrastructure for each station provided
below the threshold of 104. These collected fees would be used to fund the installation of

electric charging stations in the downtown area or at other public facilities. The petitioner

has stated they will accommodate the required minimum 104 EV charging stations onsite or
pay the fee-in-lieu.

Vehicular Cross Access - Per Section 10-5-1-F of the Unified Development Ordinance, cross
access between adjoining developments which minimizes access points along streets, encourages
shared parking, and allows for vehicular access between land uses is required (Deviation #5).

Due to the impracticality and security concerns of requiring the data center to provide
vehicular access to adjacent properties, the petitioner is seeking relief from providing cross
access. Staff is supportive of this request, but further recommends a traffic management
plan be required during construction, including a communication strategy and an on-site
point of contact during construction. A full traffic study is also recommended to determine
any adjacent roadway and/or intersection improvements. Preliminary trip generation




6.

calculations for the project have been prepared and submitted to the City Engineer for
review.

Pedestrian Circulation - Per Section 10-5-1-N Pedestrian Circulation Standards of the Unified
Development Ordinance required off-street parking areas to on-site pedestrian circulation systems
and connection to existing and future planned trails (Deviation #6).

The petitioner states that walkways between parking areas and building entrances will be
provided on-site, however, they seek a waiver for public access and connection to public
sidewalks and bicycle trails due to the nature and security of the proposed land use. Staff is
supportive of this request. In consideration of the requested waiver, staff recommends the
petitioner construct and provide easements for a ten-foot (10’) multi-use walking trail on
the outer perimeter of the proposed data center at the following locations:

1. Ashe Road/Galena north to Baseline Road

2 Baseline Road from Ashe/Eldamain Road east to Bridge Street (Rte. 47)
3. Along Bridge Street (Rte. 47)

4 Along Galena Road
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Off-Street Loading - Per Section 10-5-1-Q of the Unified Development Ordinance, the number of
off-street loading berths shall be determined on a case-by-case basis, and in the instance of
special uses, loading berths adequate in number and size to serve such use, as determined by the
Zoning Administrators, shall be provided (Deviation #7).

The petitioner requests a minimum of one (1) off-street loading space per data center
campus building on the subject property. Staff is supportive of this request.




8. Landscaping - Section 10-5-3 establishes landscape standards for new developments. The
following landscape requirements would apply to this development: building foundation
landscaping, parking area perimeter landscaping, parking area interior landscaping, and transition

zone landscaping (Deviation #8).

The petitioner has submitted the following landscape plan and is seeking relief from the
minimum Parking Area Interior Landscape Zone requirements.
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Staff supports the requested deviation, as the petitioner has proposed a 100-foot Transition
Type D Zone Landscape Buffer (see illustration below) surrounding the data center
campus, which includes an undulating 8-foot-tall berm along select perimeter areas in
response to the site's adjacency to four public roadways. In areas where achieving the full

berm height is not feasible—such as utility corridors—alternative landscape screening will

be implemented to maintain adequate visual buffering. Additionally, the revised Landscape
Plan prepared by Burns McDonnell, dated May 30, 2025, includes prairie mix seeding and
planting throughout the interior of the site, as well as enhanced landscaping within the
parking lot area to meet parking island and perimeter landscape zone requirements.

d

9. Mechanical Screening — Per Section 10-5-4 Screening of the Unified Development Ordinance,
ground/wall-mounted and roof mounted mechanical units that are visible from any public right-
of-way or adjacent residential property shall be screened from public view. Petitioner is seeking
to establish standards for screening both types of mechanical units (Deviation #9).

Petitioner proposes to screen ground mounted mechanical equipment with vinyl fencing
matching the height of the generator units but excluding any stacks protruding above the
unit. No additional screening is proposed for rooftop mechanical units located within
penthouses.

Staff recommends that major mechanical equipment—such as backup generators, chillers,
and HVAC units—be positioned on the sides of buildings or in areas furthest from nearby
residential properties whenever possible. If rooftop placement is proposed, the equipment
should be housed within sound-dampening penthouses, enclosed with acoustic screening, or
otherwise treated to comply with the City’s noise ordinance, utilizing the quietest available
technology, such as hospital-grade mufflers. Regardless of location, all major mechanical
equipment must be fully enclosed or screened with solid barriers to reduce both visual and

noise impacts.

Staff has engaged a sound engineer to evaluate the preliminary PUD plan, taking into
consideration the surrounding existing and future land uses, and prepare a report

regarding recommendations for noise mitigation and location of outdoor mechanical
equipment. The sound engineer has prepared preliminary recommendations (see attached)
which will be conditions of the special use for Planned Unit Development (PUD) and will
also _review the petitioner’s building permit applications for noise control design and

analysis.

10. Lots — Per Section 10-7-2 requires all lots to conform with district standards and states all lots
shall front or abut on a public street. (Deviation #10).

11



The petitioner is seeking waiver from the requirement for lots to have access on a public
street due to the unique nature of the secure data center campus. Staff is supportive of this
request since the site has internal private roadways.

11. Appearance Standards - Per Section 10-5-8-C-4 Industrial Uses, masonry products or precast
concrete shall be incorporated on at least fifty (50) percent of the total building. Any other facade
that abuts a street shall incorporate masonry products or precast concrete. The use of masonry
products or precast concrete is encouraged on the remaining facades. Where precast concrete
panels or split face block is utilized, the use of colors, patterns, or other architectural features
within these panels/blocks is encouraged.

The petitioner has submitted exterior building elevations featuring predominantly blank,
monolithic wall structures composed of materials such as light grey precast concrete panels,
medium grey insulated metal panels, glazing, and vinyl screen walls with metal downspout
accents (Deviation #11).

PROJECT CARDINAL A-7

-4 PIONEER DEVELOPMENT FRONT OF HOUSE NEESNNELL. o’

Vot ot At e

The use of precast concrete panels aligns with the material requirements of the Appearance
Standards. To achieve compliance with the Appearance Standards and enhance the visual

quality of the proposed development, staff had recommended the petitioner revise their
initial building elevations to incorporate greater architectural articulation, variation in
materials, and a more dynamic color palette. Elements such as vertical and horizontal
modulation, material transitions, and fenestration were suggested to be integrated to break
up the monolithic appearance of the facades and improve overall aesthetics.

12. Street Design and Improvements — The petitioner is requesting exemption from the requirements
of Section 10-7-3 in the Unified Development Ordinance (Deviation #12).

12
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Standards in this section apply only to publicly dedicated roadways. No internal roads are
proposed for public dedication. Staff supports the petitioner’s request regarding the internal
roadway layout. Initially, the City recommended extending E. Beecher Road north through
the project site to connect with Baseline Road, aligning with Mighell Road. However, the
petitioner identified potential conflicts with existing ComEd utility corridors, which
prevented the proposed extension. Given these constraints, staff is agreeable to the revised
internal roadway configuration.

The petitioner is continuing to coordinate with Kendall County on site access and final
roadway alignments, which remain under review. In addition to internal circulation, the
project will require several off-site roadway improvements, including full reconstruction
and _intersection upgrades along Baseline Road, as well as resurfacing and intersection
improvements along Ashe Road.
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13. Fencing - Per Section 10-5-5-B-1 of the Unified Development Ordinance states fences may be
built up to the property line but shall not extend beyond the front plane of the primary building
facade in residential and business districts. Maximum height for fencing in manufacturing
districts is eight (8) feet (Deviation #13).

Petitioner has provided a manufacturers brochure of proposed high-security steel fencing. They
are requesting to have ten (10) foot tall powder-coated black steel security fence extend beyond
the front plane of the primary building fagade. Staff is supportive of the request.

ADDITIONAL RECOMMENDATIONS:

The following is a list of operational conditions recommended by staff to be included in the Planned
Unit Development for the future data center campus, which is aimed at addressing resident concerns and
maintaining quality of life:
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a. Nuclear Energy Uses - Data center campuses shall be strictly prohibited from using,

generating, storing, or deploying nuclear energy as a power source within the City.
This includes, but is not limited to, nuclear reactors, small modular reactors (SMRs),
or any other nuclear-based technology.

b. Noise Study — A noise study shall be provided as part of the building permitting process which
will be subject to review by the City’s sound engineering consultant which entails:

i

ii.

ii.

A pre-construction (initial) noise study including baseline noise measurements of

the current environment and predictive modeling in phases and at full buildout

to ensure the facility’s design will meet local noise limits.

1.

Staff has recommended that the initial noise study be submitted
prior to PUD approval, while the project remains in a flexible
design phase. This timing allows for potential adjustments to
building lavouts, if necessary, to address and mitigate any noise
transmission concerns identified during the preliminary review
stage.

The petitioner acknowledges the City’s updated request for a
comprehensive noise study but states that conducting such a
study at this stage is not practical due to ongoing refinements to
the preliminary site plan. They express concern over the timing
of the request, noting that it deviates from standard industry and
municipal practice, which typically requires noise studies at the
permitting stage when equipment specifications are finalized.
The petitioner commits to providing a detailed third-party noise
report prior to permitting and emphasizes that the current plan
already includes substantial noise mitigation measures such as
setbacks, berms, landscaping, and equipment screening. They do
not anticipate any issues meeting the City’s noise ordinance.

A mitigation plan in their noise study to ensure that operational noise does not

exceed the City’s current noise ordinance regulations.

Continuous noise monitoring devices shall be installed at the onset of

construction and reports provided to the City throughout the life of the project as

recommended by the City’s sound engineering consultant to verify ongoing noise

compliance.

c. Operational Testing — Operational testing of emergency backup generators shall be limited to

L.

the following:

Only between the hours of 11am-5pm on weekdays and non-holidays.

d. Emergency Operations Plan (EOP) - Emergency Operations Plan (EOP) shall be submitted and

ii.

Procedures

approved by the City and Fire Protection District (BKFD) prior to issuance of a
building permit and must include:

for fire suppression, hazardous material spills, evacuation, and

communication in case of an incident.

Training sessions/drill and or walkthroughs with fire and police shall be required

prior to occupancy permit.

14



iii. Designated contacts for emergency services and a plan to broadcast information if
an incident could affect the public.

iv. Must work with KenCom emergency managers to be part of text or siren alert
systems.

¢. Building Code Standards — The following building code standards shall apply:

1. Installing advanced early fire detection in server rooms, using fire-resistive

construction beyond code minimums on walls facing neighborhoods, or providing
additional hazardous material safeguards.

1. Compliance with the National Fire Protection Association (NFPA) 855.

f. Battery Storage - Battery uses and storage systems shall be in a separate standalone building a
minimum of 50 feet away from any adjacent structure and must be readily accessible by the fire
protection district for firefighting efforts. The following additional standards will apply:

i. An_approved fire safety and evacuation plan shall be prepared and
maintained for occupancies that involve activities for the research and
development, testing, manufacturing, handling, or storage of lithium-ion
batteries or lithium metal batteries, or the repair or servicing of vehicles
powered by lithium — ion batteries or lithium metal batteries.

1. A fire detection and alarm system is required for indoor storage rooms and
outdoor storage. The method of fire detection is either an air-aspirating
system or a radiant- energy sensing system. Indoor rooms are also required to
be sprinklered and separated from the remainder of the occupancy by two-
hour barriers. This structure must provide a 2-hour fire-resistance-rated
enclosure and must have an automatic sprinkler system and detection system.

COMPREHENSIVE PLAN:

The 2016 Comprehensive Plan Update designates the subject property for Project Cardinal as
“Estate/Conservation Residential (ECR)” and “Parks and Open Space (OS).” The ECR designation is
intended to allow for flexible residential development patterns while maintaining low-density, detached
single-family housing. The Parks and Open Space designation is meant to preserve recreational areas and
open space for either public or private use. These land use designations reflect the existing zoning and
development plans for the Bailey Meadows and Westhaven PUDs, and the Comprehensive Plan further
envisions the west side of N. Bridge Street (IL Route 47) in this area as a location for parkland or “green
infrastructure.”

Staff supports the proposed PUD for a data center campus due to the corridor along Eldamain
Road —identified in the Comprehensive Plan for manufacturing development and showing a recent trend
of M-2 uses such as data centers—while also acknowledging relevant Comprehensive Plan
recommendations for the site.

In Figure 8.17: Eldamain Road Corridor Land Use Strategy of the Yorkville 2016 Comprehensive Plan
Update (North of the Fox River), as seen on the following page, the subject area is identified as “Zone B —
Distribution (Corneils Road to BNSF Railroad)” meaning this area is recommended for modern industrial
park incorporating branding and placemaking elements, as well as a 50’ to 100’ buffer to maintain the
zone’s semi-rural visual character. The recommended enhanced perimeter landscaping along Eldamain
Road for the proposed Preliminary Planned Unit Development Plan will accomplish this comprehensive
plan goal.

15



e

Mgwrith af iFen Fon Biwar

Further, in Figure 8.5: Zone A - North Gateway Future Land Use Concept (Baseline Road to Galena
Road) and Figure 8.20: Rural Agricultural Zone A - Future Land Use Concept (Baseline Road to Corneils
Road) each indicate an_opportunity to create gateway signage and enhance the roadway with
landscaping elements introducing the entryway into the City (as illustrated below).
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DEVELOPMENT AGREEMENT:

Similar to the Cyrus One data center Planned Unit Development (PUD), a separate development
agreement will be required for Project Cardinal. This agreement will detail the specific provisions for
development offsets and infrastructure funding. To help balance the scale and impact of the proposed
1,034-acre data center campus, the City is requesting the petitioner to provide significant community
contributions. These will include a combination of one-time, upfront cash payments and permit-related
fees dedicated to gateway signage, park development, school funding, city department impacts, fire
protection district support, and downtown redevelopment efforts.

The agreement will also outline infrastructure funding obligations for anticipated water and sanitary
sewer improvements, including design engineering, payment schedules, and potential recapture
provisions. City staff is currently working with the petitioner to refine projected utility usage, which will
guide an upcoming water and sewer capacity study to be completed by the City Engineer and YBSD. A
draft of the development agreement is expected to be presented to the City Council ahead of the final
vote.

COMMUNITY MEETING:

Section 10-8-13-B-1-a of the Unified Development Ordinance states a community meeting of
area/neighborhood property owners, explaining the proposed Annexation, Rezoning and Planned Unit
Development (PUD) conducted by the petitioner at their own expense and at a location of their choosing
may be required as a recommendation from the Plan Council prior to the Planning and Zoning
Commission public hearing date.

Given the scale and intensity of the proposed data center campus, City staff required the petitioner to meet
with nearby homeowners prior to the City Council public hearing to present the project plans. These
outreach efforts included residents of the Bristol Bay Subdivision to the east, Equestrian Estates at Legacy
Farms to the west, and various adjacent property owners along Baseline Road, Eldamain Road, and
Galena Road. During the week of May 26, the petitioner held a meeting with the unincorporated property
owners to the west and their attorney. A separate virtual meeting was conducted via Zoom on June 5 with
the Bristol Bay HOA and residents. Feedback gathered during these meetings will be presented by the
petitioner at the public hearing.

ECONOMIC DEVELOPMENT COMMITTEE:

The originally scheduled Economic Development Committee (EDC) meeting for this project took place
on May 6, 2025. Although a quorum was not present, the City and petitioner proceeded with an
informational presentation covering both data centers in general and the specific proposal for Project
Cardinal. Members of the public attended, asked questions, and shared feedback. A follow-up meeting
was scheduled for June 3, 2025, to formally gather input from the committee. However, this meeting also
failed to have a quorum and was canceled. Staff intends to bring this matter back to the EDC at the July 1,
2025, regularly scheduled meeting prior to final City Council action.

However, feedback from residents and Economic Development Committee members at the informal
meeting on May 6™ regarding the Project Cardinal Data Center development focused on several key
themes. Concerns were raised about noise standards during construction, with suggestions to preserve
rural character along Ashe Road and enhance aesthetic treatments, especially those visible from nearby
residences. There was also a recommendation to explore alternative construction phasing, such as a
“middle-out” approach rather than west-to-east progression.

Additional input included requests for clarification on the 500-foot buffer area—particularly regarding
equipment placement—resistance to granting interior landscape exemptions due to potential noise
benefits, and a preference for undulating berms. Committee members discouraged the use of vinyl fencing
around mechanical equipment, instead recommending solid fencing with louvered screening for both

17



noise and visual mitigation. Other topics included Ashe Road jurisdiction, appropriate use and standards
for the water tower site, and utility corridor landscaping (including ComEd maintenance and potential
prairie plantings).

STANDARDS FOR REZONING:

Section 10-8-12 Map Amendments establishes criteria for findings of fact related to rezoning (map
amendment) requests. When the purpose and effect is to change the zoning of a property and amend the
City’s Zoning Map, the Planning and Zoning Commission shall consider each of the following facts
before rendering a decision on the request:

1. The proposed Map Amendment is consistent with the Comprehensive Plan and the purposes of
the UDO.

2. The proposed Map Amendment is consistent with the existing and planned uses and zoning of the
nearby properties.

3. The subject property is suitable for the purposes of the proposed district.

4. The proposed Map Amendment will not result in an individual parcel zoned in one zoning district
that is not shared by the adjacent parcels.

5. The proposed parcel(s) to be rezoned shall meet the minimum frontage and area requirements of
the requested rezoning district as specified in Section 10-3-9(A).

6. The community need for the proposed use.

7. The length of time the property has been vacant as zoned considered in the context of land
development in the area in the vicinity of the subject property.

The petitioner has provided written responses to these standards which will be incorporated into
the record during the public hearing.

STANDARDS FOR SPECIAL USE FOR PUD:

Section 10-8-5 Special Uses is intended to provide the City additional discretion in the approval process
for uses which, because of their unique characteristics, require additional consideration due to the
potential impact on neighboring land and of the public need for the particular use at a particular location.
The Planning and Zoning Commission may recommend approval of a Special Use upon considering the
following standards:

1. 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.

2. The Special Use will not be injurious to the use and enjoyment of other property in the immediate
vicinity for the purpose already permitted, nor substantially diminish and impair property values
within or near the neighborhood in which it is to be located.

3. 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.

4. Adequate utilities, access roads, drainage or other necessary facilities have been or shall be
provided.

5. Adequate measures shall be taken to provide ingress or egress so designed as to minimize traffic
congestion in the public streets.

6. The proposed Special Use is not contrary to the objectives of the City’s adopted Comprehensive
Plan.

The petitioner has provided written responses to these standards which will be incorporated into
the record during the public hearing.
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STANDARDS FOR PLANNED UNIT DEVELOPMENT:

The Planning and Zoning Commission may recommend approval of a Planned Unit Development (PUD)
upon considering the following standards (Section 10-8-8-E of the Unified Development Ordinance):

1. Plan and Policy Alignment. The Planned Unit Development is consistent with the goals,
objectives, and policies set forth in the Comprehensive Plan and other adopted plans and policy
documents of the City.

2. Integrated Design with Identifiable Centers and Edges. The Planned Unit Development shall
be laid out and developed as a unit in accordance with an integrated overall design, in which the
various land uses function as a cohesive whole and support one another. The design shall provide
identifiable centers, which form focus areas of activity in the development, and edges, which
define the outer borders of the development, through the harmonious grouping of buildings, uses,
facilities, public gathering spaces, and open space.

3. Public Welfare. The Planned Unit Development is designed, located, and proposed to be
operated and maintained so that it will not impair an adequate supply of light and air to adjacent
property and will not substantially increase the danger of fire or otherwise endanger the public
health, safety, and welfare.

4. Compatibility with Adjacent Land Uses. The Planned Unit Development includes uses which
are generally compatible and consistent with the uses of adjacent parcels. If the uses are not
generally compatible, all adverse impacts have been mitigated through screening, landscaping,
public open space, and other buffering features that protect uses within the development and
surrounding properties.

5. Impact on Public Facilities and Resources. The Planned Unit Development is designed so that
adequate utilities, road access, stormwater management, and other necessary facilities will be
provided to serve it. The Planned Unit Development shall include such impact fees as may be
reasonably determined by the City Council. These required impact fees shall be calculated in
reasonable proportion to the impact of the Planned Unit Development on public facilities and
infrastructure.

6. Archaeological, Historical or Cultural Impact. The Planned Unit Development does not
substantially adversely impact an archaeological, historical, or cultural resource, included on the
local, state, or federal register, located on or off the parcel(s) proposed for development.

The petitioner has provided written responses to these standards which will be incorporated into
the record during the public hearing.

STAFF COMMENTS:

The petitioner has submitted written responses to the applicable standards, which will be entered into the
record during the public hearing. However, given the recent submission of a revised site plan and several
outstanding items that still need to be addressed by the developer—including the initial noise study,
traffic study, and final roadway alignments—as well as the need for formal feedback from the Economic
Development Committee, the Planning and Zoning Commission may wish to continue the public

hearing to its July 9th meeting to allow additional time for public input and commissioner review.

All PUD approvals will be contingent upon the requested deviations and the conditions outlined in staft’s
memorandum. This includes review comments from the City Engineer (EEI) provided in a letter dated
April 4, 2025, and any subsequent feedback, as well as comments from the City’s sound engineering
consultant, Soundscape Engineering, detailed in letters dated April 7 and April 21, 2025, and any follow-
up reviews.

PROPOSED MOTIONS:
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1.

Rezoning

In consideration of testimony presented during a Public Hearing on June 11, 2025 and
discussion of the findings of fact, the Planning and Zoning Commission recommends approval
to the City Council a request for rezoning from R-1 Single-Family Suburban Residential
District, R-2 Single-Family Traditional Residence District, R-3 Multi-Family Attached
Residence District, and B-3 General Business District to M-2 General Manufacturing District
for Project Cardinal, a proposed future data center campus, generally located northwest of
Route 47 and Galena Road, south of Baseline Road, and east of Ashe Road totaling
approximately 1,037 acres, subject to {insert any additional conditions of the Planning and
Zoning Commission)...

2. Special Use for Planned Unit Development
In consideration of testimony presented during a Public Hearing on June 11, 2025 and
approval of the findings of fact, the Planning and Zoning Commission recommends approval
to the City Council of a request for Special Use authorization of a Planned Unit Development
for Project Cardinal, a data center campus, to be generally located northwest of Route 47 and
Galena Road, south of Baseline Road, and east of Ashe Road totaling approximately 1,037
acres, subject to the conditions enumerated in a staff memorandum dated June 5, 2025 and
further subject to {insert any additional conditions of the Planning and Zoning Commission,}...

3. Preliminary PUD Plan
The Planning and Zoning Commission recommends approval to the City Council of the Project
Cardinal — Preliminary PUD Site Plan prepared by Burns McDonnell, Margulies Hoelzli
Architecture, and O’ and dated 05/30/2025 and further subject to finsert any additional
conditions of the Planning and Zoning Commission} ...

Attachments:
1. Copy of Petitioner’s Application Package dated March 14, 2025
. Updated Applications dated March 21, 2025, and May 31, 2025

3. Preliminary PUD Site Plan dated 05/30/2025 submitted by Pioneer Development and prepared by Burns
McDonnell, Margulies Hoelzli Architecture, and O?

4. Exterior Elevations dated 05/30/2025 submitted by Pioneer Development and prepared by Burns
McDonnell, Margulies Hoelzli Architecture, and O?

5. Landscape Plan dated 05/30/2025 submitted by Pioneer Development and prepared by Burns McDonnell

6. Traffic Methodology Memo, as submitted by Pioneer Development on May 30, 2025, and prepared by
Burns McDonnell

7. Preliminary Drainage Memo dated March 14, 2025, as submitted by Pioneer Development, and prepared by
Burns McDonnell

8. Security Fencing Details dated March 14, 2025, as submitted by Pioneer Development, and prepared by
Burns McDonnell

9. Plan Council Response Letter submitted by Pioneer Development

10. EEI Review Letter to the City dated April 4, 2025

11. Project Cardinal Floodplain Exhibit dated March 2025 and prepared by EEI, Inc.

12. Soundscape Engineering Review Memos dated April 7, 2025, and April 21, 2025

13. Plan Council Packet Materials 04-10-2025

14. Data Center Development Map - Overall

15. Project Cardinal Road Improvements- ROW Dedication Exhibit prepared by EEI dated May 2025

16. Project Cardinal Shared Path Exhibit prepared by EEI dated May 2025

17. Public Hearing Notice Affidavit

18. Email from Elizabeth Fotopoulos dated March 25, 2025
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Section 1

Project Cardinal Introduction



PROJECT CARDINAL

Project Cardinal (“Project”) is an intended state-of-the-art data center campus in the City
of Yorkville (“City”) on approximately 1,037 acres of vacant land northwest of Route 47 and
Galena Road. The Project is proposed by Pioneer Development, LLC (“Petitioner”), a hyperscale
data center developer specializing in advanced digital infrastructure solutions.

The phased Project will include up to fourteen data center buildings as shown on the
Concept Site Plan included in Section 6 of this application package. Each phase of the Project is
expected to include one building, and each building phase is expected to become operational within
twenty-four months of groundbreaking. Subject to market conditions, the first building is slated
for operation in 2029, and additional buildings will come online on a ramp schedule as power
availability increases. Given Chicagoland’s increasing need for high-performance computing,
Project completion is anticipated within the next decade.

Each building in the Project will feature architectural treatments that incorporate elements
reminiscent of modern warehouse design, balancing practical necessity with aesthetics to the full
extent possible. Facades will include precast concrete walls with metal elements, considering the
most current technology and specific tenant requirements.

The Petitioner will install core utilities and site infrastructure, including a utility
switchyard, two electrical substations, seven stormwater management basins, three main access
roads with security checkpoints, on-site parking, and perimeter fencing.

The Project is innovatively designed to operate with minimal impact on public resources,
generate significant tax and other revenue streams at local and state levels and enhance the region’s
digital and other infrastructure, while meeting the growing hyperscale technology demands of its
prospective tenants.
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Docusign Envelope ID: 4135B32C-6689-4D2E-8CFF-2CA8FCE9C962

631 riric Pinte rive APPLICATION FOR

Yorkuville, lllinois, 60560
Telephone: 630-553-4350 A N N E XAT I o N
Fax: 630-553-7575

Website: www.yorkville.il.us

DATE: March 14, 2025 PZC NUMBER: DEVELOPMENT NAME: Project Cardinal

PETITIONER INFORMATION

NAME: Matt McCarron (OMPANY: Pioneer Development, LLC

MAILING ADDRESS: 30 N. Gould Street, #38989, Sheridan, WY 82801

QITY,STATE, ZIP: - Sheridan, WY 82801 TELEPHONE: @ BUSINESS OHOME (847 738-5005

EMAIL: matt@cirrusfarms.com FAX:

PROPERTY INFORMATION

NAME OF HOLDER OF LEGALTITLE: The Konicek Family LP, Sanjay & Sameer Gupta, Galena & 47th LLC & MPLIV10 LLC, & Dale L. Konicek LLC

ISTHE PROPERTY OCCUPIED OR VACANT: Vacant

IF OCCUPIED, PLEASE LIST ALL NAMES OF ELECTORS (THOSE REGISTERED TO VOTE) RESIDING ON THE PROPERTY:

[FLEGALTITLE IS HELD BY A LAND TRUST, LISTTHE NAMES OF ALL HOLDERS OF ANY BENEFICIAL INTEREST THEREIN:

PROPERTY STREET ADDRESS:

DESCRIPTION OF PROPERTY’S PHYSICAL LOCATION: Approximately 1037 acres of vacant land under contract by applicant within the
boundaries of Ashe Rd to the West, Baseline Rd to the North, IL-47 to the East, and
Galena Rd to the South (excluding farmsteads at 10094 and 10034 Baseline Rd).

CURRENT ZONING CLASSIFICATION: City of Yorkville: PUD (R-2, R-3, and B-3); Kendall County: A-1 Agricultural

ZONING AND LAND USE OF SURROUNDING PROPERTIES

NORTH: Kane County: F-1 Rural Residential District

EAST: Yorkville: B-3 General Bus., R-3 Multi-Family Attached Res., R-4 General Multi-Family Res., and PUD (R-2, R-3, and B-3)

SOUTH: Kendall County: A-1 Agricultural and M-1 Limited Manufacturing

WEST: Kendall County: A-1 Agricultural and RPD-1 Ord. 06-03 w/Special Use Ord. 19-21

KENDALL COUNTY PARCEL IDENTIFICATION NUMBER(S)

02-06-100-022 02-06-400-008 02-06-200-003 02-05-100-003

02-05-100-005 02-04-100-015




Docusign Envelope ID: 4135B32C-6689-4D2E-8CFF-2CA8FCE9C962

631 riric Pnte rive APPLICATION FOR

| Yorkville, lllinois, 60560
Telephone: 630-553-4350 A N N E XAT I o N
Fax: 630-553-7575

Website: www.yorkville.il.us

PLEASE DESCRIBE IN DETAIL ANY ADDITIONAL REQUESTS TO BE MADE UPON ANNEXATION APPROVAL.

In addition to the annexation of the unincorporated parcels to the United City of Yorkville as
requested by this application, there will be corresponding applications for rezoning to M-2 General
Manufacturing District and for a Special Use for Planned Unit Development for all the parcels to be
acquired by applicant within the boundaries of Ashe Rd to the West, Baseline Rd to the North, 47 to
the East, and Galena Rd to the South.

ATTORNEY INFORMATION

NAME: David J. Silverman & Ann M. Zaremba «mpaN: Mahoney, Silverman & Cross, LLC

MAILING ADDRESS: 822 Infantry Drive, Suite 100

CITY, STATE, ZIP: Joliet, IL 60435 TELEPHONE: (81 5) 730-9500

EMALL: dsilverman@msclawfirm.com FAX: azaremba@msclawfirm.com

ENGINEER INFORMATION

NAME: Toby Barrons (OMPANY: Burns & McDonnell Engineering Company, Inc.
MAILING ADDRESS: 2175 N. California Blvd, Suite 400

(ITY, STATE, ZIP: Walnut Creek, CA 94596 TELEPHONE: (650) 631-6496

EMAIL: tbarrons@burnsmcd.com FAX:

LAND PLANNER/SURVEYOR INFORMATION

NAME: Dean L. Bauer, PLS (Director of Surveying) MPAN: Quigg Engineering Inc

MAILING ADDRESS: 245 W. Roosevelt Road, Suite 87

QITY, STATE, ZIP: West Chicago, IL 60185 TELEPHONE: (630) 228-1231 ext. 2501
EMAIL: dbauer@quiggengineering.com FAX:
ATTACHMENTS

Petitioner must attach a legal description of the property to this application and title it as “Exhibit A”.
Petitioner must attach a Plat of Survey or Proposed Plat of Annexation of the property and title it as “Exhibit B

Petitioner must provide a written petition signed by a majority of the owners of record of land within the territory to be annexed and also by a majority of the
electors, if any, residing within the territory to be annexed. Attach as a separate petition titled as “Exhibit C".




Docusign Envelope ID: 4135B32C-6689-4D2E-8CFF-2CA8FCE9C962

United City of Yorkville

651 Prairie Pointe Drive A P P L I c AT I 0 N F o R
Yorkville, lllinois, 60560

Telephone: 630-553-4350 A N N E X AT I o N
Fax: 630-553-7575

Website: www.yorkville.il.us

AGREEMENT

| VERIFY THAT ALL THE INFORMATION IN THIS APPLICATION IS TRUE TO THE BEST OF MY KNOWLEDGE. | UNDERSTAND AND ACCEPT ALL REQUIREMENTS AND FEES AS
OUTLINED AS WELL AS ANY INCURRED ADMINISTRATIVE AND PLANNING CONSULTANT FEES WHICH MUST BE CURRENT BEFORE THIS PROJECT CAN PROCEED TO THE NEXT

SCHEDULED COMMITTEE MEETING.

| UNDERSTAND ALL OF THE INFORMATION PRESENTED IN THIS DOCUMENT AND UNDERSTAND THAT IF AN APPLICATION BECOMES DORMANT IT IS THROUGH MY OWN FAULT
AND | MUSTTHEREFORE FOLLOW THE REQUIREMENTS OUTLINED ABOVE.

Signed by:

Matt Mef arvon
PET}‘H'G'NE%@KMM@REBA--- DATE

3/14/2025 | 12:32 P™M PDT

OWNERHEREBY AUTHORIZESTHE PETITIONERTO PURSUE THE APPROPRIATE ENTITLEMENTS ONTHE PROPERTY.

{See Consent of Owners - Section 14}

OWNER SIGNATURE DATE

THIS APPLICATION MUST BE
NOTARIZED PLEASE NOTARIZE HERE:




PROJECT CARDINAL

Section 3

Application for Rezoning



Docusign Envelope ID: 4135B32C-6689-4D2E-8CFF-2CA8FCE9C962

United City of Yorkville 651
Prairie Pointe Drive
Yorkville, lllinois, 60560
Telephone: 630-553-4350
Fax: 630-553-7575
Website: www.yorkville.il.us

APPLICATION FOR
REZONING

DATE: PZC NUMBER: DEVELOPMENT NAME:

PETITIONER INFORMATION

NAME: Matt McCarron (OMPANY: Pioneer Development, LLC

MAILING ADDRESS: 30 N. Gould Street, #38989

CITY, STATE, ZIP: Sheridan, WY 82801 TELEPHONE: ©@ BUSINESS OHOME  (847) 738-5005

EMAIL: matt@cirrusfarms.com FAX:

PROPERTY INFORMATION

NAME OF HOLDER OF LEGALTITLE: The Konicek Family LP,Sanjay & Sameet Gupta,Galena & 47th LLC,MPLIV10, LLC,&Dale L. Konicek LLC

[FLEGALTITLE IS HELD BY A LAND TRUST, LIST THE NAMES OF ALL HOLDERS OF ANY BENEFICIAL INTEREST THEREIN:

PROPERTY STREET ADDRESS:

DESCRIPTION OF PROPERTY’S PHYSICAL LOCATION:

Approximately 1037 acres of vacant land under contract by applicant within the boundaries of Ashe Rd to the West, Baseline
Rd to the North, IL-47 to the East and Galena Rd to the South.

CURRENT ZONING CLASSIFICATION: PUD (R-2, R-3 & B-3) Kendall: A-1 REQUESTED ZONING CLASSIFICATION: M-2

COMPREHENSIVE PLAN FUTURE LAND USE DESIGNATION: TOTAL ACREAGE: 1037

ZONING AND LAND USE OF SURROUNDING PROPERTIES

NORTH: Kane County: F-1 Rural Residential

EAST:  Yorkville: B-3 General Business, R-3 Multi-Family Attached Res., R-4 Multi-Familly Res., and PUD (R-2, R-3, & B-3)

SOUTH: Kendall County: A-1 Agricultural & M-1 Limited Manufacturing

WEST:  Kendall County: A-1 Agricultural & RPD-1 Residential Planned Devleopment Ord. 06-03 w/ Special Use Ord. 19-21

KENDALL COUNTY PARCEL IDENTIFICATION NUMBER(S)

02-06-100-022

02-06-200-002

02-06-400-008

02-06-200-003

02-05-400-022

02-05-100-003

02-05-100-005

02-05-200-006

02-04-100-016

02-04-300-018

02-05-400-009

02-04-300-017

02-05-300-003

02-04-300-032

02-05-400-021

02-09-100-030

02-09-100-031

02-04-300-024

02-04-100-015

02-05-200-007




Docusign Envelope ID: 4135B32C-6689-4D2E-8CFF-2CA8FCE9C962

pranePonte e APPLICATION FOR

Yorkville, lllinois, 60560
Telephone: 630-553-4350 R E Z O N I N G
Fax: 630-553-7575

Website: www.yorkville.il.us

ATTORNEY INFORMATION

NAME: David J. Silverman & Ann M. Zaremba (OMPANY: Mahoney, Silverman & Cross, LLC

MAILING ADDRESS: 822 Infantry Drive, Suite 100

CITY, STATE, ZIP: Joliet, IL 60435 TELEPHONE: (815) 730-9500

EMAIL: dsilverman@msclaw.com & azaremba@msclawfirm.com  FAX:

ENGINEER INFORMATION

NAME: Toby Barrons COMPANY: Burns & McDonnell Engineering Company Inc

MAILING ADDRESS: 2715 N. California Blvd, Suite 400

CITY, STATE, ZIP: Walnut Creek, CA 94596 TELEPHONE: (650) 631-6496

EMAIL: tbarrons@burnsmcd.com FAX:

LAND PLANNER/SURVEYOR INFORMATION

NAME: Dean L. Bauer, PLS (Director of Surveying) COMPANY: Quigg Engineering Inc

MAILING ADDRESS: 245 W. Roosevelt Road, Suite 87

CITY, STATE, ZIP: West Chicago, IL 60185 TELEPHONE: (630) 228-1231 ext. 2501
EMAIL: dbauer@quiggengineering.com FAX: (312) 235-6784
ATTACHMENTS

Petitioner must attach a legal description of the property to this application and title it as “Exhibit A”.

Petitioner must list the names and addresses of any adjoining or contiguous landowners within five hundred (500) feet of the property that are entitled notice
of application under any applicable City Ordinance or State Statute. Attach a separate list to this application and title it as “Exhibit B".




Docusign Envelope ID: 4135B32C-6689-4D2E-8CFF-2CA8FCE9C962

pranePonte e APPLICATION FOR

Yorkville, lllinois, 60560
Telephone: 630-553-4350 R E Z o N I N G
Fax: 630-553-7575

Website: www.yorkville.il.us

REZONING STANDARDS

PLEASE STATE THE EXISTING ZONING CLASSIFICATION(S) AND USES OF THE PROPERTY WITHIN THE GENERAL AREA OF THE PROPOSED REZONED PROPERTY:

Existing zoning classifications within the general area of the Subject Property are primarily agricultural and residential. With the
exception of a Kendall County Residential Planned Development to the West, a mixed use Planned Unit Development to the
East, and a proposed Kendall County manufacturing use to the South, the property within the general area of the Subject
Property is primarily used as vacant farmland.

PLEASE STATETHETREND OF DEVELOPMENT, IF ANY, IN THE GENERAL AREA OF THE PROPERTY IN QUESTION, INCLUDING CHANGES, [F ANY, WHICH HAVE TAKEN PLACE SINCE
THE DAY THE PROPERTY IN QUESTION WAS PLACED IN ITS PRESENT ZONING CLASSIFICATION:

A portion of the Subject Property was originally annexed to the City in 2005 pursuant to Ordinance No. 2005-78 as part of the
Westhaven mixed-use residential and commercial planned unit development which was never constructed; A portion of the
Subject Property was originally annexed to the City in 2004 pursuant to Ordinance No. 2004-40 as the Bailey Meadows
residential development which was never constructed; and the portions of Subject Property for which Petitioner has applied to
be annexed to the City are currently zoned as agricultural. The property within the general area of the Subject Property has
primarily remained vacant farmland, with the exception of a Kendall County Residential Planned Development to the West, a
City mixed use Planned Unit Development to the East, and a Kendall County manufacturing use (proposed data center) to the
south.

PLEASE STATE THE EXTENT TO WHICH PROPERTY VALUES ARE DIMINISHED BY THE PARTICULAR ZONING RESTRICTIONS:

Under the current mixed use planned unit development and agricultural zoning, the Subject Property has remained
undeveloped vacant land. Petitioner proposes the development of a data center, which is not a permitted use under the
current zoning classification. The proposed data center development, permitted under the requested M-2 General
Manufacturing District classification, will greatly increase the value of the Subject Property, and by enhancing public
infrastructure, Petitioner will position surrounding properties for further investment, thereby increasing property values.

PLEASE STATE THE EXTENT TO WHICH THE DESTRUCTION OF PROPERTY VALUES OF PETITIONER PROMOTES THE HEALTH, SAFETY, MORALS, AND GENERAL WELFARE OF THE
PUBLIC:

Per Table 10-3-12 (B) of the Unified Development Ordinance, a data center and an electric substation are permitted uses in the
M-2 General Manufacturing District. Proposed rezoning of the Subject Property to M-2 District will permit the development of a
data center as proposed on the Concept Site Plan attached hereto, promoting the health, safety, morals, and general welfare of
the public by required infrastructure enhancements, installations of public utilities, employment opportunities, and increased
tax and other revenues. To the extent the data center use is not generally compatible with surrounding properties, under M-2
District zoning standards, Petitioner will be required to mitigate any potential adverse impact through screening, landscaping
and open space, and the corresponding application for a Special Use for Planned Unit Development will provide a detailed
framework to further protect current and future uses of surrounding properties.




Docusign Envelope ID: 4135B32C-6689-4D2E-8CFF-2CA8FCE9C962

pranePonte e APPLICATION FOR

Yorkville, lllinois, 60560
Telephone: 630-553-4350 R E Z o N I N G
Fax: 630-553-7575

Website: www.yorkville.il.us

REZONING STANDARDS

PLEASE STATE THE LENGTH OF TIME THE PROPERTY HAS BEEN VACANT AS ZONED CONSIDERED IN THE CONTEXT OF LAND DEVELOPMENT IN THE AREA IN THE VICINITY OF
THE SUBJECT PROPERTY:

A portion of the Subject Property was originally annexed to the City in 2005 pursuant to Ordinance No. 2005-78 as part of the
Westhaven mixed-use residential and commercial planned unit development which was never constructed; another portion of
the Subject Property was originally annexed to the City in 2004 pursuant to Ordinance No. 2004-40 as the Bailey Meadows
residential development which was never constructed; and the portion of Subject Property for which Petitioner has applied to
be annexed to the City is currently zoned as agricultural. Under the current mixed use planned unit development and
agricultural zoning, the property has remained undeveloped vacant land. The property within the general area of the Subject
Property has also remained vacant farmland, with the exception of a Kendall County Residential Planned Development to the
West, a City mixed use Planned Unit Development to the East, and a Kendall County manufacturing use (proposed data center)
to the south.

PLEASE STATE THE COMMUNITY NEED FORTHE PROPOSED LAND USE:

The proposed use as a data center permitted in the M-2 General Manufacturing District will meet the increasing demand for
data center services in the broader Chicagoland community, while also locally providing infrastructure enhancements,
installations of public utilities, employment opportunities, and increased tax and other revenues associated with the
development.

WITH RESPECT TO THE SUBJECT PROPERTY, PLEASE STATE THE CARE WITH WHICH THE COMMUNITY HAS UNDERTAKEN TO PLAN ITS LAND USE DEVELOPMENT:

Petitioner proposes a data center on the Subject Property, with an integrated design and centrally focused activity, with
buffering features on the outer borders that protect uses within the development and surrounding properties. Petitioner is
submitting a corresponding application for a Special Use for Planned Unit Development will provide a detailed framework to
further protect current and future uses of surrounding properties.

Please also see:

Section 5 - Conceptual Site Plan

Section 6 - Building Elevations

Section 7 - Landscape Plan

Section 10 - Security Fencing

PLEASESTATETHE IMPACTTHAT SUCH RECLASSIFICATION WILL HAVE UPON TRAFFICANDTRAFFICCONDITIONS ON SAID ROUTES; THE EFFECT, IF ANY, SUCH RECLASSIFICATION
AND/OR ANNEXATION WOULD HAVE UPON EXISTING ACCESSES TO SAID ROUTES; AND THE IMPACT OF ADDITIONAL ACCESSES AS REQUESTED BY THE PETITIONER UPON
TRAFFIC AND TRAFFIC CONDITIONS AND FLOW ON SAID ROUTES (ORD. 1976-43, 11-4-1976):

The campus will feature 8 secure access points, 3 of which will be access points to the data respective portions of the campus.
Primary vehicular ingress and egress to the Data Center Campus buildings will occur through one access point on Ashe Road
and two on Route 47. The remaining 5 access points will experience minimal traffic. 3 are for emergency responders and 2 are
dedicated to ComEd’s authorized personnel for the electrical switchyard along the southwest edge of the campus on Galena
Road. Guard stations and a series of automated gates at each driveway will uphold stringent security protocols. All vehicles will
proceed through an electric fence system, where credentials and identification must be verified before entry. Unauthorized
vehicles will be routed to exit via either Ashe Road or Route 47 respectively. Internal pavement design ensures security checks
do not impede public traffic. Please also see Section 9 - Traffic Impact Analysis.




Docusign Envelope ID: 4135B32C-6689-4D2E-8CFF-2CA8FCE9C962

pranePonte e APPLICATION FOR

Yorkville, lllinois, 60560
Telephone: 630-553-4350 R E Z O N I N G
Fax: 630-553-7575

Website: www.yorkville.il.us

REZONING STANDARDS

PLEASE STATE THE RELATIVE GAIN TO THE PUBLIC AS COMPARED TO THE HARDSHIP IMPOSED UPON THE INDIVIDUAL PROPERTY OWNER:

Under the current mixed use planned unit development and agricultural zoning, the Subject Property has remained
undeveloped vacant land. Petitioner proposes the development of a data center, which is not a permitted use under the
current zoning classification. The proposed data center development, permitted under the requested M-2 General
Manufacturing District classification, will greatly increase the value of the Subject Property, and by enhancing public
infrastructure, Petitioner will position surrounding properties for further investment, thereby increasing property values.

PLEASE STATE THE SUITABILITY OF THE SUBJECT PROPERTY FOR THE ZONED PURPOSES:

The Subject Property is suitable for the desired property for many reasons included above, but also: 1) the amount of land
available permits a significant integrated and centrally focused data center with buffering features on the outer borders that
protect uses within the development and surrounding properties, and 2) the Subject Property located in the broader
Chicagoland community where there is increasing demand for data services.

AGREEMENT

| VERIFY THAT ALL THE INFORMATION IN THIS APPLICATION IS TRUE TO THE BEST OF MY KNOWLEDGE. | UNDERSTAND AND ACCEPT ALL REQUIREMENTS AND FEES AS
OUTLINED AS WELL AS ANY INCURRED ADMINISTRATIVE AND PLANNING CONSULTANT FEES WHICH MUST BE CURRENT BEFORE THIS PROJECT CAN PROCEED TO THE NEXT
SCHEDULED COMMITTEE MEETING.

| UNDERSTAND ALL OF THE INFORMATION PRESENTED IN THIS DOCUMENT AND UNDERSTAND THAT IF AN APPLICATION BECOMES DORMANT IT IS THROUGH MY OWN FAULT
AND I MUST THEREFORE FOLLOW THE REQUIREMENTS OUTLINED ABOVE.

Signed by:

f !f MM&W 3/14/2025 | 12:32 P™M PDT
PETITIONER SIGRATUREF 484 . DATE

OWNERHEREBY AUTHORIZESTHE PETITIONERTO PURSUETHE APPROPRIATE ENTITLEMENTS ONTHE PROPERTY.

{See Consents of Owners - Section 14}

OWNER SIGNATURE DATE

THIS APPLICATION MUST BE
NOTARIZED PLEASE NOTARIZE HERE:
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United City of Yorkville

651 Prairie Pointe Drive

\ Yorkville, Illinois, 60560
Telephone: 630-553-4350
Fax: 630-553-7575
Website: www.yorkville.il.us

APPLICATION FOR
PLANNED UNIT DEVELOPMENT

DATE: March 14, 2025 PZC NUMBER:

DEVELOPMENT NAME: Project Cardinal

PETITIONER INFORMATION

NAME: Matt McCarron (OMPANY: Pioneer Development, LLC

MAILING ADDRESS: 30 N. Gould Street, #38989

QITY, STATE, IP: Sheridan, WY 82801 TELEPHONE: @ BUSINESS OHOME ~ (847) 738-5005

EMALL: matt@cirrusfarms.com FAX:

PROPERTY INFORMATION

NAME OF HOLDER OF LEGALTITLE: The Konicek Family LP, Sanjay & Sameet Gupta, Galena & 47th LLC, MPLIV10, LLC, & Dale L. Konicek LLC

[FLEGALTITLE IS HELD BY A LAND TRUST, LIST THE NAMES OF ALL HOLDERS OF ANY BENEFICIAL INTEREST THEREIN:

PROPERTY STREET ADDRESS:

DESCRIPTION OF PROPERTY'S PHYSICAL LOCATION: Approximately 1037 acres of vacant land under contract by Petitioner within the boundaries of
Ashe Rd to the West, Baseline Rd to the North, IL-47 to the East and Galena Rd to the South.

CURRENT ZONING CLASSIFICATION: PUD (R-2, R-3 & B-3) Kendall: A-1 REQUESTED ZONING CLASSIFICATION: M-2

COMPREHENSIVE PLAN FUTURE LAND USE DESIGNATION: PUD (R-2, R-3 & B-3) TOTAL ACREAGE: Approximately 1037 acres

LIST ALL GOVERNMENTAL ENTITIES OR AGENCIES REQUIRED TO RECEIVE NOTICE UNDER ILLINOIS LAW:

ZONING AND LAND USE OF SURROUNDING PROPERTIES

NORTH: Kane County: F-1 Rural Residential

EAST: Yorkville: B-3 General Business, R-3 Multi-Family Attached Res., R-4 Multi-Familly Res., and PUD (R-2, R-3, & B-3)

SOUTH: Kendall County: A-1 Agricultural & M-1 Limited Manufacturing

WEST: Kendall County: A-1 Agricultural & RPD-1 Residential Planned Devleopment Ord. 06-03 w/ Special Use Ord. 19-21

KENDALL COUNTY PARCEL IDENTIFICATION NUMBER(S)

02-06-100-022

02-06-200-002

02-06-400-008

02-06-200-003

02-05-400-022

02-05-100-003

02-05-100-005

02-05-200-006

02-04-100-016

02-04-300-018

02-05-400-009

02-04-300-017

02-05-300-003

02-04-300-032

02-05-400-021

02-09-100-030

02-09-100-031

02-04-300-024

02-04-100-015

02-05-200-007
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651 Priie Pante Drve APPLICATION FOR
kville, Illinois,

Telephone: £30.5534350 PLANNED UNIT DEVELOPMENT

Fax: 630-553-7575

Website: www.yorkville.il.us

ATTORNEY INFORMATION

name: David J. Silverman & Ann M. Zaremba (OMPANY: Mahoney, Silverman & Cross, LLC

MAILING ADDRESS: 822 Infantry Drive, Suite 100
aIy, STATE, ZIP: Joliet, IL 60435 TELEPHONE: (815) 730-9500

EMAIL: dsilverman@msclaw.com FAX: azaremba@msclawfirm.com

ENGINEER INFORMATION

NAME: Toby Barrons (OMPANY: Burns & McDonnell Engineering Company Inc
MAILING ADDRESS: 2715 N. California Blvd, Suite 400

CITY, STATE, ZIP: Walnut Creek, CA 94596 TELEPHONE: (650) 631-6496

EMALL: tbarrons@burnsmcd.com FAX:

LAND PLANNER/SURVEYOR INFORMATION

NAME: Dean L. Bauer, PLS (Director of Surveying)  (OMPANY: Quigg Engineering Inc

MAILING ADDRESS: 245 \W. Roosevelt Road, Suite 87

CITY, STATE, ZIP: West Chicago, IL 60185 TELEPHONE: (630) 228-1231 ext. 2501
EMALL: dbauer@quiggengineering.com FAX:(312) 235-6784
AGREEMENT

| VERIFY THAT ALL THE INFORMATION IN THIS APPLICATION IS TRUE TO THE BEST OF MY KNOWLEDGE. | UNDERSTAND AND ACCEPT ALL REQUIREMENTS AND FEES AS
OUTLINED ASWELL AS ANY INCURRED ADMINISTRATIVE AND PLANNING CONSULTANT FEES WHICH MUST BE CURRENT BEFORE THIS PROJECT CAN PROCEED TO THE NEXT
SCHEDULED COMMITTEE MEETING.

| UNDERSTAND ALL OF THE INFORMATION PRESENTED IN THIS DOCUMENT AND UNDERSTAND THAT IF AN APPLICATION BECOMES DORMANT IT IS THROUGH MY OWN
FAULT ANDSiIg'r\lAel(JiSb];THEREFORE FOLLOW THE REQUIREMENTS OUTLINED ABOVE.

r 3/14/2025 | 12:32 PM PDT
Matt Mo arven

PETTHONPRCHEAFAPEREA DATE
OWNER HEREBY AUTHORIZESTHE PETITIONER TO PURSUE THE APPROPRIATE ENTITLEMENTS ONTHE PROPERTY.,

{See Consents of Owners - Section 14}
OWNER SIGNATURE DATE

THIS APPLICATION MUST BE NOTARIZED
PLEASE NOTARIZE HERE:
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N 651 Prii pate Drve APPLICATION FOR
. kville, Illinois,
Telephone: £30.5534350 PLANNED UNIT DEVELOPMENT
Fax: 630-553-7575
Website: www.yorkville.il.us

PROPERTY INFORMATION

Part of the Subject Property is not within City Imits

[STHE PROPERTY WITHIN CITY LIMITS? and is the subject of the corresponding Application I:l YES D NO
DOES A FLOODPLAIN EXIST ON THE PROPERTY? for Annexation submitted by Petitioner. D YES D NO
ATTACHMENTS

Petitioner must attach a legal description of the property to this application and title it as “Exhibit A"

Petitioner must list the names and addresses of any adjoining or contiguous landowners within five hundred (500) feet of the property that are
entitled notice of application under any applicable City Ordinance or State Statute. Attach a separate list to this application and title it as “Exhibit B"

PUD MODIFICATION STANDARDS

PETITIONER MUST INDICATE WHICH TANGIBLE BENEFIT THE PROPOSED PLANNED UNIT DEVELOPMENT WILL PROVIDETO THE CITY, AS DEFINED
IN SECTION 10-8-8D OF THE UNIFIED DEVELOPMENT ORDINANCE. AT LEAST ONE (1) MUST BE MET:

(] LANDSCAPE CONSERVATION AND VISUAL ENHANCEMENT
[] SUSTAINABLE DESIGN

[ PUBLIC GATHERING SPACE

[ PLACEMAKING

[ UNIVERSAL DESIGN

[ HIGH QUALITY BUILDING MATERIALS

[ ] AGE-TARGETED DEVELOPMENT

[] AFFORDABILITY

["] PROVISION OF A PUBLIC SCHOOL

[ PROVISION OF A REGIONAL PARK

(] FUNDING OR CONSTRUCTION OF PUBLIC ROADWAYS
[ REGIONAL UTILITY IMPROVEMENTS

As part of the pre-application meeting with community development staff, the petitioner can determine which above PUD modification standard
is consistent with the proposed plan.
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N 651 Prii pate Drve APPLICATION FOR
. kville, Illinois,
Telephone: £30.5534350 PLANNED UNIT DEVELOPMENT
Fax: 630-553-7575
Website: www.yorkville.il.us

PUD STANDARDS

PLEASE STATE HOW THE PLANNED UNIT DEVELOPMENT IS CONSISTENT WITH THE GOALS, OBJECTIVES, AND POLICIES SET FORTH IN THE
COMPREHENSIVE PLAN AND OTHER ADOPTED PLANS AND POLICY DOCUMENTS OF THE CITY:

Please see attached petition.

PLEASE STATE HOW THE PLANNED UNIT DEVELOPMENT IS LAID OUT AND DEVELOPED AS A UNIT IN ACCORDANCE WITH AN INTEGRATED OVERALL
DESIGN, IN WHICH THE VARIOUS LAND USES FUNCTION AS A COHESIVE WHOLE AND SUPPORT ONE ANOTHER. THE DESIGN SHALL PROVIDE
IDENTIFIABLE CENTERS, WHICH FORM FOCUS AREAS OF ACTIVITY IN THE DEVELOPMENT, AND EDGES, WHICH DEFINE THE OUTER BORDERS OF THE
DEVELOPMENT, THROUGH THE HARMONIOUS GROUPING OF BUILDINGS, USES, FACILITIES, PUBLIC GATHERING SPACES, AND OPEN SPACE:

Please see attached petition.

PLEASE STATE HOW THE PLANNED UNIT DEVELOPMENT IS DESIGNED, LOCATED, AND PROPOSED TO BE OPERATED AND MAINTAINED SO THAT IT
WILLNOT IMPAIR AN ADEQUATE SUPPLY OF LIGHT AND AIRTO ADJACENT PROPERTY AND WILL NOT SUBSTANTIALLY INCREASE THE DANGER OF
FIRE OR OTHERWISE ENDANGER THE PUBLIC HEALTH, SAFETY, AND WELFARE:

Please see attached petition.
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) b poinie Dive APPLICATION FOR
Yorkville, Illinois, 60560

Telephone: 630-553-4350 PLANNED UNIT DEVELOPMENT

Fax: 630-553-7575
Website: www.yorkville.il.us

APLANNED UNIT DEVELOMENT, IF APPROVED, IS CONSIDERED A SPECIAL USE. IN ADDITION TO THE ABOVE PLANNED UNIT DEVELOPMENT STANDARDS, THE
FOLLOWING SPECIAL USE STANDARDS OF REVIEW SHALL ALSO BE CONSIDERED:

SPECIAL USE STANDARDS

PLEASE STATE HOW THE ESTABLISHMENT, MAINTENANCE OR OPERATION OF THE SPECIAL USE WILL NOT BE UNREASONABLY DETRIMENTALTO
OR ENDANGER THE PUBLIC HEALTH, SAFETY, MOALS, COMFORT, OR GENERAL WELFARE:

Please see attached petition.

PLEASE STATE HOW THE SPECIAL USE WILL NOT BE INJURIOUS TO THE USE AND ENJOYMENT OF OTHER PROPRTY IN THE IMMEDATE
VICINITY FOR THE PURPOSE ALREADY PERMITTED, NOR SUBSTANTIALLY DIMINISH AND IMPAIR PROPERTY VALUES WITHIN OR NEAR THE
NEIGHBORHOOD IN WHICH IT IS TO BE LOCATED:

Please see attached petition.
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N 651 Prii pate Drve APPLICATION FOR
. kville, Illinois,
Telephone: £30.5534350 PLANNED UNIT DEVELOPMENT
Fax: 630-553-7575
Website: www.yorkville.il.us

SPECIAL USE STANDARDS

PLEASE STATEHOW THE ESTABLISHMENT OF THE SPECIAL USEWILLNOT IMPEDETHE NORMAL AND ORDELY DEVELOPMENT AND IMPROVEMENT
OF SURROUNDING PROPERTY FOR USES PERMITTED IN THE DISTRICT:

Please see attached petition.

PLEASE STATE HOW ADEQUATE UTILITIES, ACCESS ROADS, DRAINAGE, OR OTHER NECESSARY FACILITIES HAVE BEEN OR SHALL BE PROVIDED:
Please see attached petition.

PLEASE STATE HOW ADEQUATE MEASURES SHALL BE TAKEN TO PROVIDE INGRESS OR EGRESS SO DESIGNED AS TO MINIMIZE TRAFFIC
CONGESTION IN THE PUBLIC STREETS:

Please see attached petition.

PLEASE STATE HOW THE PROPOSED SPECIAL USE IS NOT CONTRARY TO THE OBJECTIVES OF THE CITY’S ADOPTED COMPREHENSIVE PLAN:
Please see attached petition.
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Petition for Special Use and PUD Approval



STATE OF ILLINOIS )
)
COUNTY OF KENDALL )
)
)

UNITED CITY OF YORKVILLE

PETITION FOR SPECIAL USE AND PLANNED UNIT DEVELOPMENT APPROVAL

THE UNDERSIGNED Petitioner, Pioneer Development LLC, an Illinois limited liability
company (hereinafter the “Petitioner”), respectfully petitions the United City of Yorkville (the “City”) to
grant a Special Use for Planned Unit Development with development allowances as detailed on the plans
submitted herewith for the Subject Property (as defined and more fully set forth below).

BACKGROUND INFORMATION

1. The owners of the Subject Property are Dale L. Konicek LLC, The Konicek Family Limited
Partnership, Galena & 47TH LLC, MPLIV10 LLC, and Sameer and Sanjay Gupta (collectively, the
“Owners”) as to each parcel as shown on Exhibit A attached hereto and incorporated herein;

2. The Petitioner is Pioneer Development, LLC, an Illinois limited liability company located
at 30 N. Gould Street #38989, Sheridan, WY 82801;

3. The Petitioner is the contract purchaser of the Subject Property;

4. The Subject Property consists of approximately 1,037 acres located between Route 47,
Galena Road, Ashe Road, and Baseline Road in the City, as legally described on Exhibit A attached and
incorporated herein (the “Subject Property”) and illustrated on the Concept Site Plan attached as Exhibit
B (hereinafter the “Preliminary Plan”);

5. Certain portions of the Subject Property, as shown on Exhibit C attached hereto, have not
been annexed to the City, and is the subject property of that certain Application for Annexation submitted
to the City by Petitioner on even date herewith;

6. The portion of Subject Property for which Petitioner has applied to be annexed to the City

is currently zoned as agricultural;



7. A portion of the Subject Property was originally annexed to the City pursuant to Ordinance
No. 2005-78 as part of the Westhaven mixed-use residential and commercial planned unit development
which was never constructed;

8. A portion of the Subject Property was originally annexed to the City pursuant to Ordinance
No. 2004-40 as the Bailey Meadows residential development which was never constructed;

9. The Subject Property within the City is currently zoned as a mixed use residential and
commercial planned unit development;

10. The Subject Property is the subject property of that certain Application for Rezoning
submitted to the City by Petitioner on even date herewith, whereby Petitioner requests the rezoning of the
Subject Property to M-2 General Manufacturing District under the City of Yorkville Unified Development
Ordinance (the “Code”);

11. Petitioner proposes to develop the Property as a secure data center campus with two onsite
electrical substations and one utility switchyard (the “Data Center Campus”), as generally depicted on the
Preliminary Plan;

12. The Data Center Campus will be constructed in phases, over an estimated ten (10) year
period;

13. The planned unit development will establish standards governing the phased development
of the Data Center Campus;

14. As a Data Center Campus, the Subject Property will accommodate up to fourteen (14)
stand-alone facilities consisting of networked computers, storage systems, and computing infrastructure
used to assemble, process, store, and distribute data; and two (2) onsite electrical substations and one (1)
utility switchyard will supply electricity to these facilities; and

15. Petitioner has submitted appropriate supporting details for approval of the Special Use for

Planned Unit Development as set forth herein.



PROJECT SUMMARY

Petitioner is a hyperscale data center developer specializing in advanced digital infrastructure
solutions. The proposed Yorkville data center campus is designed to operate with minimal impact on public
resources while supporting mission-critical operations. Its electricity consumption is projected to generate
significant tax revenue at local and state levels, reinforce the region’s digital infrastructure, and meet the
growing hyperscale technology demands of its tenants.

The Data Center Campus will be a state-of-the-art facility serving the Chicagoland market’s
increasing need for high-performance computing. As shown on the Preliminary Plan, spanning
approximately 1,037 acres, the Data Center Campus will include up to fourteen (14) data center buildings,
two (2) electrical substations, and one (1) utility switchyard, with improvements potentially spread across
fourteen (14) phases. Petitioner will install core utilities and site infrastructure, including the utility
switchyard, two (2) substations, seven (7) stormwater management basins, three (3) main access roads with
security checkpoints, on-site parking, and perimeter fencing. Each building is expected to become
operational within fifteen (15) to twenty-four (24) months of groundbreaking, with the full buildout
anticipated in approximately a decade, subject to market conditions.

The campus will feature eight (8) secure access points, three (3) of which will be access points to
the data respective portions of the data center campus. Two (2) access points are dedicated to ComEd’s
electrical switchyard and three to emergency services, these access points will experience minimal traffic
and are restricted to authorized ComEd personnel and emergency responders. The switchyard access point
lies along the southwest edge of the campus on Galena Road.

Primary vehicular ingress and egress to the Data Center Campus buildings will occur through one
access point on Ashe Road and two on Route 47. Guard stations and a series of automated gates at each
driveway will uphold stringent security protocols. All vehicles will proceed through an electrically actuated
fence system, where credentials and identification must be verified before entry. Unauthorized vehicles will

be routed to exit via either Ashe Road or Route 47 respectively. Internal pavement design ensures security



checks do not impede public traffic. An approximately ten-foot security fence is proposed to encircle the
entire campus, including both substations and the switchyard, as shown in the Preliminary Plan.

Each building will feature architectural treatments that incorporate elements reminiscent of modern
warehouse design that are as aesthetically pleasing as practically possible. Facades will include advanced
glazing, refined articulation, precast concrete walls, and metal elements. The first facility is slated for
operation in 2029, contingent on power availability, with additional buildings coming online on a ramp
schedule as power availability increases and construction schedules allow. Building height is defined at
fifty-five feet (55°) to the flat roof, with rooftop equipment bringing total height to a maximum of seventy-
eight (78”) feet. Actual building specifications may vary in response to evolving technology or specific
tenant requirements.

STANDARDS FOR SPECIAL USE APPROVAL FOR A PLANNED UNIT
DEVELOPMENT PURSUANT TO UDO SECTION 10-8-5(D)

1. 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.

The proposed Data Center Campus will enhance the public health, safety, morals, comfort, and
general welfare of the City. Although portions of the Subject Property were originally annexed to the City
in 2004 and 2005, respectively, the Subject Property within the City limits has remained farmland, without
a productive use consistent with the underlying mixed-use residential and commercial planned unit
development zoning for nearly twenty (20) years. The Data Center Campus is a permitted use in the
proposed M-2 General Manufacturing District. The development of the Subject Property as the Data Center
Campus will drive substantial investment in the City that will generate new construction jobs, create long-
term employment opportunities, and produce significant tax and other revenues. Establishing the Data
Center Campus will position the City as a competitive regional leader for future tenants and strengthen its

status as an emerging employment center in the data technology sector.



2. The Special Use will not be injurious to the use and enjoyment of other property in the
immediate vicinity for the purpose already permitted, nor substantially diminish and impair property values
within or near the neighborhood in which it is to be located.

The Subject Property lies entirely within the boundaries of Baseline Road to the North, Ashe Road
to the West, Route 47 to the East and Galena Rd to the South. The parcel to the North is separated from the
Subject Property by Baseline Road and consists of farmland in Kane County. The parcel to the West,
separated from the Subject Property by Ashe Road, consists of residential homes with large setbacks from
Ashe Road and more farmland. To the East, across Route 47, lies a multi-family development. Parcels
across Galena Road to the South of the Subject Property consist of unincorporated Kendall County farmland
and a parcel that is the subject of a proposed data center development, permitted in that manufacturing
zoned district.

Data centers represent significant capital projects and are often drawn to locations with existing
utility infrastructure. However, these locations still typically require substantial installations of utility
upgrades to meet data center needs, especially demand for electrical capacity. Such developments, typically
funded by institutional investors, yield elevated values within a sub-market and strengthen revenue streams
for local governmental entities reliant on property taxes. Accordingly, Petitioner’s proposed investment in
the Data Center Campus, along with planned electrical substation upgrades, will appreciably increase,

rather than impair or diminish, the value of adjacent properties.

3. 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.

Pending approval of the Application for Rezoning for the Subject Property to M-2 General
Manufacturing District submitted to the City by Petitioner, the City recognizes a data center as an
appropriate use for the Subject Property. Petitioner’s application for a special use is not driven by the
proposed data center use alone, but by the Petitioner’s proposal for a planned unit development that provides
comprehensive standards for multiple data centers in a campus-like configuration developed in phases. By

committing to significant infrastructure in the initial phase, the Petitioner seeks assurance that subsequent



phases remain governed by these planned unit development standards rather than being subject to future
legislative changes.

This planned unit development framework will not hinder the normal and orderly development of
surrounding properties. Instead, it offers clear, consistent guidelines that may provide neighboring property
owners with direction for improvement of their properties.

4. Adequate utilities, access roads, drainage or other necessary facilities have been or shall
be provided.

The Subject Property is well-positioned with regards to access and utilities.

Based on significant data center development experience of Petitioner, its engineers and
consultants, the ingress and egress to the Data Center Campus proposed by Petitioner herein will adequately
serve the intended use. Within the Data Center Campus, the Petitioner has designed a network of drive
aisles essential to the campus’s security and operations. All internal aisles will be privately owned, operated,
and maintained, thereby minimizing the burden on public facilities and eliminating the City’s responsibility
for internal road upkeep. However, Petitioner will grant the City all necessary easements for perpetual
private access and utilities, including water line easements as indicated on the Preliminary Plan.

Stormwater management basins will be developed in compliance with applicable regulation.
Stormwater basins will be enhanced with native vegetation to create open space, establish new habitats,
minimize erosion, and promote infiltration, yielding tangible ecological benefits.

In coordination with City staff, the Petitioner will determine the most optimal way to enhance the
municipal sanitary and water services adjacent to the Subject Property before connecting, representing a
potentially substantial investment up-front. By enhancing public infrastructure, Petitioner will position
surrounding properties for further investment.

5. Adequate measures shall be taken to provide ingress or egress so designed as to minimize
traffic congestion in the public streets.

Petitioner has engaged engineers and consultants with extensive experience in data center facility
design and has developed an efficient, secure ingress and egress plan for the Data Center Campus.

Substantial setbacks from Route 47 and Ashe Road are incorporated to prevent traffic queues from



extending onto public roadways. Within the Data Center Campus, the drive aisles and gating systems are
scaled and spaced to accommodate both arriving vehicles and those denied entry. On Route 47, the two (2)
access points are aligned to avoid disrupting the ingress and egress of the Bristol Bay multifamily
development to the East. On Ashe Road, the proposed access will not impede traffic flow or other entry to
driveways. The Petitioner has retained a traffic engineer to conduct a traffic study to verify roadway
capacity, and this study will be provided to the City upon completion.

6. The proposed Special Use is not contrary to the objectives of the Citys adopted
Comprehensive Plan.

According to the Comprehensive Plan adopted by the City in 2016, to guide future industrial
development, the City aims to: 1) remove barriers to investment and encourage development through
incentives and regulatory relief, 2) focus industrial attraction efforts on near-term industrial, 3) redevelop
industrial zones to accommodate diverse facility sizes modern office park settings, 4) Promote best practices
in building design, stormwater management, landscaping, and placemaking, and 5) ensure future industrial
developments are located near adequate transportation and infrastructure networks. Granting the Special
Use for Planned Unit Development to allow the proposed Data Center Campus on the Subject Property
aligns with these objectives by removing regulatory barriers and fostering industrial growth. It also provides
a framework to promote best practices in building design, stormwater management and landscape buffering.
Accordingly, the proposed Special Use is not contrary to the objectives of the City’s Comprehensive Plan
and furthers its objectives in the near term.

REVIEW STANDARDS FOR APPROVAL OF PLANNED UNIT DEVELOPMENT
PURSUANT TO UDO SECTION 10-8-8(E)

1. Plan and Policy Alignment. The Planned Unit Development is consistent with the goals,
objectives, and policies set forth in the Comprehensive Plan and other adopted plans and policy documents
of the City.

As stated above, the proposed Planned Unit Development aligns with the City’s Comprehensive
Plan objectives for industrial development. Approval of a Planned Unit Development ensures coordinated,

large-scale planning for this industrial site and creates a structured framework for the phased investment

required by a project of this size.



2. Integrated Design with Identifiable Centers and Edges. The Planned Unit Development
shall be laid out and developed as a unit in accordance with an integrated overall design, in which the
various land uses function as a cohesive whole and support one another. The design shall provide
identifiable centers, which form focus areas of activity in the development, and edges, which define the
outer borders of the development, through the harmonious grouping of buildings, uses, facilities, public
gathering spaces, and open space.

The Preliminary Plan provides an integrated design featuring three (3) core land uses functioning
as a unified whole. A new utility switchyard and two (2) new electric substations will supply power to the
fourteen (14) phased data center buildings forming a centralized utility component. The data center
buildings, along with parking and access drives, serve as focal points of activity. Perimeter access drives
and stormwater ponds define the campus edges, ensuring appropriate drainage for impervious surfaces in
compliance with the Code, and creating a cohesive grouping of buildings, infrastructure, and amenities.

3. Public Welfare. The Planned Unit Development is designed, located, and proposed to be
operated and maintained so that it will not impair an adequate supply of light and air to adjacent property
and will not substantially increase the danger of fire or otherwise endanger the public health, safety, and
welfare.

The proposed Planned Unit Development for the Data Center Campus is generally compatible with
and consistent with the uses of adjacent parcels. As mentioned above, the parcel to the North is separated
from the Subject Property by Baseline Road and consists of farmland in Kane County. The parcel to the
West, separated from the Subject Property by Ashe Road, consists of residential homes with large setbacks
from Ashe Road and more farmland. To the East, across Route 47, lies a multi-family development. Parcels
across Galena Road to the South of the Subject Property consist of unincorporated Kendall County farmland
and a parcel that is the subject of a proposed data center development, permitted in that manufacturing
zoned district. The planned improvements are concentrated in the core of the Subject Property, with
setbacks exceeding zoning requirements. Around the perimeter of the Data Center Campus, stormwater

detention basins serve as open space, further protecting the current and future uses on adjacent parcels.

4. Compatibility with Adjacent Land Uses. The Planned Unit Development includes uses
which are generally compatible and consistent with the uses of adjacent parcels. If the uses are not generally



compatible, all adverse impacts have been mitigated through screening, landscaping, public open space,
and other buffering features that protect uses within the development and surrounding properties.

As discussed above, the proposed Planned Unit Development for the Data Center Campus is
generally compatible with and consistent with the uses of adjacent parcels. The parcel to the North is
separated from the Subject Property by Baseline Road and consists of farmland in Kane County. The parcel
to the West, separated from the Subject Property by Ashe Road, consists of residential homes with large
setbacks from Ashe Road and more farmland. To the East, across Route 47, lies a multi-family
development. Parcels across Galena Road to the South of the Subject Property consist of unincorporated
Kendall County farmland and a parcel that is the subject of a proposed data center development, permitted
in that manufacturing zoned district. Overall, the building setbacks will exceed City Code requirements,
and perimeter landscaping and stormwater improvements will create a natural buffer, preserving the
suitability of current and future neighboring uses.

5. Impact on Public Facilities and Resources. The Planned Unit Development is designed
so that adequate utilities, road access, stormwater management, and other necessary facilities will be
provided to serve it. The Planned Unit Development shall include such impact fees as may be reasonably
determined by the City Council. These required impact fees shall be calculated in reasonable proportion to
the impact of the Planned Unit Development on public facilities and infrastructure.

The proposed Data Center Campus Planned Unit Development is designed to ensure sufficient
utilities, road access, stormwater management, and other vital facilities. The Preliminary Plan shows a
system of stormwater management basins to handle runoff from new impervious surfaces. Roadway access
has been addressed in detail. Although public utilities do not currently reach the Subject Property, Petitioner
and City staff are coordinating on a plan for extending and interconnecting these utilities. A substantial
investment in utilities and other infrastructure will provide opportunity for nearby development. New
electrical substations will also be constructed as a key component of the project. Overall, the Data Center
Campus Planned Unit Development will not impose a substantial burden on public facilities; rather, it will
enhance them in a way that likely spurs further investment on neighboring properties.

6. Archaeological, Historical or Cultural Impact. The Planned Unit Development does not

substantially adversely impact an archaeological, historical, or cultural resource, included on the local,
state, or federal register, located on or off the parcel(s) proposed for development.



The proposed Data Center Campus Planned Unit Development does not substantially impact any
archaeological, historical, or cultural resources listed on local, state, or federal registers, whether on or off
the Subject Property. The Petitioner is conducting the relevant assessments to evaluate wetlands, waters,
threatened/endangered species, and historical resources, and will coordinate any required approvals with
the City before constructing improvements.

REQUIRED DEVIATIONS FROM UNIFORM DEVELOPMENT ORDINANCE

1. Table 10-3-9(A) Bulk and Dimensional Standards.

The Code requires the following setbacks:

Front: twenty-five feet (25°);

Side: twenty feet (20’); and

Rear: none (0).
Petitioner requests a deviation that setbacks shall be limited to the outer boundary of the Subject
Property. For the purpose of setbacks, Route 47 will serve as the “Front”, Ashe Road will be the
“Rear”, and the north and south edges of the Subject Property will be “Sides”. This request includes
a waiver of any setback requirements between buildings or setbacks from internal lot lines of any
future subdivision.

2. Chapter 10-4-10 Energy Industrial Uses.
Under the Code, data centers fall under the “Energy Industrial Use” category, for which there are
currently no specific use standards in Chapter 4. Consequently, the proposed Data Center Campus
is not subject to any such standards, and any new standards adopted after approval of the Special
Use for Planned Unit Development will not apply to the Subject Property.

3. 10-5-1(F) Cross Access.
Due to the unique security requirements of the Data Center Campus, any cross-access requirements
between adjacent developments, as outlined by the Code, shall be waived for the Subject Property.

4. Table 10-5-1(H)(5) Minimum Parking Requirement.

In accordance with the Code, the minimum parking requirement is 0.3 spaces per 1,000 square feet
for industrial uses greater than 8,000 square feet. Petitioner requests a variance to reduce that
requirement to 0.2 parking spaces per 1,000 square feet. The average size of a building in the
proposed Data Center Campus is 1,878,142 square feet, requiring 505 parking spaces per building.
Petitioner calculates the actual parking demand will be approximately 375 parking spaces per
building, under the requested .2 parking spaces per 1,000 square feet. Further, parking within the
Data Center Campus will be shared among its constituent buildings and lots, rather than calculated
on an individual building or lot basis. However, if exclusive occupant parking spaces are designed
for a particular lot or building, those spaces will not be counted toward the overall minimum for
the remainder of the campus.

5. 10-5-1 (N) Pedestrian Circulation.
The Code requires pedestrian walkways between buildings. Where appropriate, the Petitioner will
install walkways between parking areas and building entrances, complying with ADA standards.
However, there will be no pedestrian connections between buildings or open spaces. Accordingly,

10



10.

11.

12.

13.

the Petitioner requests a waiver of pedestrian circulation requirements, except those necessary to
connect each building to its parking area within the Data Center Campus.

10-5-1(0O) Bicycle Parking.

Under the Code, bicycle parking is required. However, given the surrounding roadways and the
Subject Property’s intended use, bicycle access is not feasible. Accordingly, the Petitioner requests
a waiver of the bicycle parking requirements.

10-5-1(Q) Required Off-Street Loading Spaces.

In accordance with the Code, the Zoning Administrator determines the required number of oft-
street loading spaces. Petitioner requests a minimum of one off-street loading space per Data Center
Campus building on the Subject Property.

10-5-3 Landscape.

The Code imposes extensive landscaping requirements in and around parking lots and building
areas to enhance community character. Due to the secure nature of the campus and the potential
conflicts between landscaping and the mechanical systems unique to a Data Center Campus, the
Petitioner seeks to reduce internal landscaped areas. In place of the City’s standard requirements
set forth in the Code, the Petitioner proposes to adopt the landscaping standards outlined in the
Subject Property’s landscape plan.

10-5-4(B) & (C) Screening of Mechanical Units.

The Code mandates screening for both ground-mounted and rooftop-mounted mechanical units.
However, due to the nature of the Data Center Campus and its associated mechanical infrastructure,
Petitioner proposes an alternative standard. Ground-mounted generator units will be enclosed by
vinyl fencing matching the generator’s height (excluding any protruding stacks), while rooftop-
mounted mechanical units within penthouses will not be required to have additional screening.

10-5-5 Fences. The Code requires that fencing not extend beyond the front plane of the primary
building facade. The Petitioner seeks approval for the fencing specifications and placement as
shown on the Preliminary Plan.

10-5-8(4) Appearance Standards, Industrial Uses. Under the Code, industrial buildings longer
than 100 feet must include recesses along at least 30% of any facade facing a public street.
However, given the significant setbacks in the Data Center Campus layout and the emphasis on
open space along its perimeter, Petitioner requests that these architectural standards be waived
provided that buildings are constructed with masonry or precast materials.

10-7-2 Lots. Pursuant to the Code, each lot must abut a public street, and the Planning and Zoning
Commission along with the City Council retain final authority over lot size, shape, and orientation.
However, given the unique, secure nature of the Data Center Campus, Petitioner request that the
City waive the public street access requirement and agree to approve any future subdivision of the
Subject Property that the Petitioner determines reasonably necessary and appropriate for its use,
operation, maintenance, or disposition.

10-7-3 Street Design and Improvements & 10-7-4 Circulation and Connectivity.

The Code establishes standards for street development and circulation within a proposed project.
However, because this proposal does not include new streets or internal driveways, Petitioner
requests exemption from those requirements.

11



WHEREFORE, by reason of the foregoing, the undersigned Petitioner requests the City’s Plan
Council, Economic Development Committee, Planning and Zoning Commission and City Council take the
necessary and appropriate action to grant a Special Use for Planned Unit Development with development
allowances as detailed on the plans submitted herewith for the Subject Property and pursuant to the
appropriate provisions of the Code.

RESPECTFULLY SUBMITTED this 14th day of March, 2025.
PETITIONER:

PIONEER DEVELOPMENT, LLC
an Illinois limited liability company

?Lu\ W ?)’WMcL

Mabhoney, Silverman & Cross, LLC
Attorney for the Petitioner
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Galena & 47TH LLC, MPLIV10 LLC

Sanjay & Sameer Gupta

The Konicek Family Limited Partnership

DALE L. KONICEK, LLC

EXHIBIT A

PINS BY OWNER

PIN:
PIN:
PIN:
PIN:
PIN:
PIN:

PIN:
PIN:

PIN:

PIN:
PIN:
PIN:
PIN:
PIN:
PIN:
PIN:
PIN:
PIN:
PIN:
PIN:

02-05-300-003
02-04-300-032
02-04-300-024
02-05-400-021
02-09-100-031
02-09-100-030

02-04-100-015
02-05-200-007

02-06-100-022

02-06-200-002
02-05-400-022
02-05-200-006
02-04-100-016
02-06-400-008
02-06-200-003
02-05-100-003
02-05-100-005
02-05-400-009
02-04-300-018
02-04-300-017

CITY OF YORKVILLE
CITY OF YORKVILLE
CITY OF YORKVILLE
CITY OF YORKVILLE
CITY OF YORKVILLE
CITY OF YORKVILLE

CITY OF YORKVILLE
UNINCORPORATED

UNINCORPORATED

CITY OF YORKVILLE
CITY OF YORKVILLE
CITY OF YORKVILLE
CITY OF YORKVILLE
UNINCORPORATED
UNINCORPORATED
UNINCORPORATED
UNINCORPORATED
CITY OF YORKVILLE
CITY OF YORKVILLE
CITY OF YORKVILLE

LEGAL DESCRIPTION OF THE SUBJECT PROPERTY

{Please see attached Section 13 — Legal Descriptions. }
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EXHIBIT B

PRELIMINARY PLAN

{Please see attached Section 6 — Conceptual Site Plan.}
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PARKING AREA PERIMETER LANDSCAPE ZONE

LANDSCAPE SEEDING/PLANTING TBD

PIONEER DEVELOPMENT

GENERAL LANDSCAPE NOTES:

1. TOTAL LANDSCAPE ELEMENTS, EXCLUDING TURF, SHALL NOT BE
COMPRISED OF MORE THAN THIRTY (30) PERCENT OF ANY SINGLE
SPECIES OR FIFTY (50) PERCENT OF ANY GENUS ON A PARCEL
THAT IS BETWEEN ONE-HALF (0.5) AND FIVE (5) ACRES.

2. TOTAL LANDSCAPE ELEMENTS, EXCLUDING TURF, SHALL NOT BE
COMPRISED OF MORE THAN TWENTY (20) PERCENT OF ANY SINGLE
SPECIES OR TWENTY-FIVE (25) PERCENT OF ANY GENUS ON A
PARCEL THAT IS GREATER THAN FIVE (5) ACRES.

3. TREE PRESERVATION AND REMOVAL. NO LIVE TREE(S) WITH A
FOUR (4) INCH DIAMETER AT BREAST HEIGHT MAY BE REMOVED
WITHOUT FIRST APPLYING FOR TREE REMOVAL AND RECEIVING
APPROVAL FROM THE CITY AS SPECIFIED IN SECTION ###.

TRANSITIONAL ZONE TYPE D REQUIREMENTS

TRANSITIONAL ZONE D:
A. TRANSITION ZONE TYPE D STANDARDS
B. MINIMUM ZONE WIDTH- 100" PER FUTURE DATA CENTER ORDINANCE

C. MINIMUM NUMBER OF LANDSCAPE ELEMENTS PER 100 LINEAR FEET:

-UNDERSTORY TREES: 5
-CANOPY/EVERGREEN TREES: 5
-SHRUBS/NATIVE GRASSES: 35
NOTE:
REQUIRED YARD SETBACKS WILL BE UTILIZED FOR TRANSITION
ZONE LANDSCAPE.

BUILDING FOUNDATION LANDSCAPE ZONE REQUIREMENTS

1. FIVE (5) SQUARE FEET OF LANDSCAPE AREA SHALL BE PROVIDED PER LINEAR FOOT

PARKING LOT PERIMETER LANDSCAPE ZONE REQUIREMENTS

1. LOCATION: ALL OFF-STREET PARKING AREAS WHICH ABUT A PUBLIC OR PRIVATE RIGHT-OF-WAY,

OF BUILDING FRONTAGE FACING THE FRONT AND EXTERIOR SIDE YARDS AND SHALL BE DISPERSED
ALONG THE BUILDING FOUNDATION AS APPROVED BY THE ZONING ADMINISTRATOR.

EXCLUDING ALLEYS, SHALL INCLUDE LANDSCAPE AND TREES AS REQUIRED BY THIS SECTION LOCATED
BETWEEN THE BACK OF CURB OF THE OFF-STREET PARKING AREA AND THE RIGHT-OF-WAY.

2. FOUNDATION PLANTINGS SHALL BE DESIGNED TO SUPPLEMENT BUFFER YARD PLANTINGS TO
FRAME IMPORTANT VIEWS, WHILE VISUALLY SOFTENING LONG EXPANSES OF WALLS.

2. RIMETER LANDSCAPE SHALL BE ESTABLISHED ALONG THE EDGE OF THE OFF-STREET

PARKING AREA AND HAVE A MINIMUM WIDTH OF SEVEN (7) FEET AS MEASURED FROM THE BACK OF
CURB OF THE OFF-STREET PARKING AREA, TO ACCOMMODATE VEHICLE BUMPER OVERHANG AND
ENSURE PLANTING AREAS THAT ARE ADEQUATE IN SIZE.

A. ONE (1) SHRUB OR NATIVE GRASSES SHALL BE PLANTED FOR EVERY THREE (3) FEET OF LANDSCAPE
AREA LENGTH.

B. LANDSCAPED AREAS OUTSIDE OF SHRUBS/NATIVE GRASSES AND TREE MASSES SHALL BE PLANTED
IN FINISHED GROUNDCOVER INCLUDING MULCH OR STONEWORK.

3. FOUNDATION PLANTINGS SHALL BE INSTALLED IN GROUPINGS OR CLUSTERS OF INDIVIDUAL
PLANTS IN A MANNER

THAT ENHANCES THE SITE’'S APPEARANCE AS PROPOSED BY THE DEVELOPER AND DEEMED
APPROPRIATE BY THE ZONING ADMINISTRATOR.

4. FOUNDATION PLANTINGS MAY INCLUDE A MIXTURE OF THE PLANTING TYPES SPECIFIED IN
SECTION 10-5-3(A).
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Methodology Memorandum

Project Understanding

The proposed industrial development is in the City of Yorkville and District 3 of the Illinois Department of Transportation.
The site is generally located south of Baseline Road, North of Galena Road, east of Elda main Road, and west of IL 47.
The project site is adjacent to both City and State maintained roadways which will require coordination with both
interties.

The purposes of the Traffic Impact Analysis (TIA) are to evaluate proposed traffic conditions under build and no-build
conditions as it pertains to the proposed development. The TIA will be developed in accordance with the TIA Guidelines
contained within the Yorkville, IL Unified Development Ordinance. The proposed scope of services will be performed for
normal operating time periods and peak operating time periods.

Scope of Services

The following sections detail the proposed scope of work. The following guidelines will be followed in the preparation of
the traffic impact analysis:

e Highway Capacity Manual, 7th Edition

e |nstitute of Transportation Engineers Trip Generation Manual, 11th Edition

e  Yorkville, IL Unified Development Ordinance Traffic Study Guidelines

e |DOT Bureau of Design and Environmental Manual

Project Information

The proposed project site consists of approximately 1,000 acres of Data Center and supporting utility land uses. Two
sizes of Data Center buildings are planned for the proposed development, consisting of fourteen (14) total buildings.
These include:

- Eleven (11) Data Centers at approximately 1,900,000 SF each

- Three (3) Data Centers at approximately 940,000 SF each

The proposed project site location in relation to Yorkville, IL and Montgomery, IL is shown in Figure 1. A Preliminary Site
Plan is shown in Figure 2, depicting general footprint and proposed access locations for the development.

Figure 1: Project Site Location

13737 Noel Road Suite 700 | Dallas, TX 75240 | burnsmcd.com
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Definition of the Study Area

The proposed project site is abutted by three IDOT classified roadways and one locally classified roadway, including:

e Hwy 47 - Classified as a Other Principal Arterial by IDOT
e (Galena Road - Classified as a Minor Arterial by IDOT

e Ashe Road - Classified as a Minor Arterial by IDOT

e Baseline Road - Classified as a Local Street by IDOT

Figure 3 depicts the surrounding roadways as classified by IDOT.

Figure 3: IDOT Roadway Classifications

Traffic Data Collection

Traffic data collection will be performed for the periods from 7:00 AM-9:00 AM and 4:00 PM-6:00 PM at the following
locations:

Study Int #1 — Eldamain Road at Baseline Road
Study Int #2 — IL 47 at Baseline Road

Study Int #3 - IL 47 at Galena Road

Study Int #4 - Eldamain Road at Galena Road

Trip Generation Data

Trips generated by the proposed development were calculated based upon the intended land use and density. Generated
trips were calculated per Institute of Transportation Engineers (ITE) trip generation methodologies utilizing the current
ITE Trip Generation Manual, 11th Edition. For the purposes of this assessment, Land Use Code 160 — Data Center was
referenced. Table 1summarizes resulting trip generation projections for the proposed development considering each
building’s respective size and quantity.
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Table 1: ITE Trip Generation Calculations

Development Units AM Hour PM Hour
Type Number of Buildings | KSF | Daily" Total" In" out” Total" In™ out™
144 MW 11 1880 | 1861 207 114 93 201 60 141
72 MW 3 940 931 103 57 46 98 29 69
Total 2792 310 171 139 299 89 210

Note: * Average Rate - Referenced Average Rate Equation based on few numbers of studies and less than 0.75 R?
- Weekday: Trips = 0.99 x (Units)
- Weekday, AM Peak Hour of Adjacent Street: Trips = 0.11 x (Units)
- Weekday, PM Peak Hour of Adjacent Street: Trips = 0.09 x (Units)

** Fitted Curve — Referenced Fitted Curve Equation based on an R? greater than 0.75
- Weekday, AM Peak Hour of Adjacent Street: Trips = 0.13 x (Units) - 5.63
- Weekday, PM Peak Hour of Adjacent Street: Trips = 0.11 x (Units) - 5.65

Trip Distribution Assumptions

Trip distribution for the Traffic Study will be approached through review of historical traffic volumes and collected
intersection turning movement counts and based on the weighting of traffic demand from currently serviced volumes.
Figure 4 depicts the most recent average daily traffic volume data available on IDOT’s online data portal.

Figure 4: IDOT Average Annual Daily Traffic Volume [Accessed March 13", 2025]

Background Growth Rate Determination

Future background traffic volume growth is anticipated to be based on correspondence with the Chicago Metropolitan
Agency for Planning (CMAP). Following the Traffic Study Scoping Meeting, a request for CMAP growth rates will be
prepared. No other area developments are known at this time. Potential area developments that could impact
the study area will be requested during the Traffic Study Scoping Meeting.
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Intersection Capacity Analysis

Intersection capacity analysis will be performed to Highway Capacity Manual methodologies using TrafficWare Synchro
version 12. Analysis output files will be provided within the appendix of the report. A target LOS of D or better will be
referenced for the purpose of considering traffic mitigation strategies.

As part of the Traffic Study Scoping meeting, existing traffic signal timing sheets within the study area will be requested.
In the event that traffic signal timings are not made available, the project team will reference the collected video-based
traffic counts to observe typical existing traffic signal cycle-lengths and optimize software traffic signal timings to the
phasing splits.

Traffic Analysis Development

The Traffic Study will be prepared according to the following outline:

l. Introduction
1. Project Conditions
a. Land Uses
b. Roadway System
c. Traffic volumes
d. Proposed Development
i. Land Use Development
ii. Roadway Development
1. Traffic Forecasts
a. Project Traffic Volumes
i. Trip Generation
ii. Trip Distribution and Assignment
b. Background Traffic Volumes
c. Future Traffic Volumes
AR Traffic Analysis
a. Auxiliary Lane Analysis
b. Traffic Signal Warrant Analysis (if necessary)
c. Capacity Analysis
i. Existing Scenario
ii. Background Scenario
iii. Future with Project Scenario
iv. Potential Mitigation Scenario
d. Queue Length Analysis
e. Site Circulation
f. Proposed Lane Configuration
V. Conclusions

13737 Noel Road Suite 700 | Dallas, TX 75240 | burnsmcd.com
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March 2025 Preliminary Drainage Memo Revision A

Overview

The Subject Property is approximately 1,037 acres located in Yorkville, Kendall County, Illinois. The site
boundaries are Baseline Road to the north, Galena Road to the south, Ashe Road to the west, and State
Route 47 to the east. The proposed development is currently planned to include fourteen (14) data centers,
two (2) owner substations, and one (1) ComEd switchyard. The result of these improvements is anticipated to
add approximately 663 acres of impervious area.

The existing site is primarily undeveloped and agricultural use. There are approximately six (6) acres near the
northeast that are utilized for single family residential and a cell tower. The eastern portion of the site
appears to drain east to Rob Roy Creek, while the northwestern portion drains west past Ashe Road and the
southwestern / south central portion past Galena Road.

The FEMA Flood Insurance Rate Map (FIRM) for the Subject Property shows that there are no floodplains
within the site. The National Wetlands Inventory (NWI) shows a Riverine along the eastern boundary of the
site (Rob Roy Creek). According to NRCS Web Soil Survey, the Subject Property is composed of several soil
types. These various hydrologic soil groups determine the potential for stormwater runoff. Approximately
27.3% of the site is class C/D, 42.8% class C, and 29.9% class B/D, all of which have moderate to high runoff
potential. Maps representing these findings are provided in Appendix D, E, and F.

Drainage Narrative

The site must follow the regulations set in the Kendall County Stormwater Management Ordinance and the
stormwater specifications set in the City of Yorkville Unified Development Ordinance. These regulations
require stormwater runoff to be limited to 0.15 cfs/acre in the 100-year storm event, 0.08 cfs/acre in the 25-
year storm event, and 0.04 cfs/acre in the 2-year storm event. Additionally, stormwater must be discharged
with less flow and in the same locations as prior to development.

To meet the County and City requirements for the release rate, the site will be limited to 155.55 cfs in the
100-year event, 82.96 cfs in the 25-year event, and 41.48 cfs in the 2-year event.

The proposed drainage plan will consist of multiple inter-connected open channels that tie into stormwater
basins. The ComEd utility switchyard will also have a dedicated stormwater basin. The ponds will then be
discharged to existing culverts along the western and southern boundaries, and to Rob Roy Creek to the east.
Final building layouts and stormwater pond sizing are subject to change, but all ponds will be discharged at a
rate in accordance with the County and City requirements noted above.

Conclusion

Itis our opinion that the proposed stormwater management design is compliant with the Kendall County and
City of Yorkville stormwater regulations. The proposed drainage channels and stormwater basins for the data
centers, substations, and utility switchyard will provide sufficient storage and meet required discharge rates
in the proposed condition.
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Appendix A - Project Location Map
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Appendix B — Aerial Map
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