
 
REQUESTED MOTION  
 
Request for Preliminary and Final Site Plan including variations from the Zoning Code for height 
and fencing for the Microsoft Data Center Substation located at 2210 Lakewood Blvd.    

 
BACKGROUND 
 
In 2021, Site Plan approval was granted for the 53-acre Microsoft Data Center project located at 2190-2200 
Lakewood Blvd. Construction on Phase 1 of the project, including a 250,000 square foot building and all 
associated site improvements, is nearing completion. Subsequent phases of the development, including a 
second 150,000 square foot building and electrical substation, were also envisioned as part of the 2021 
approvals. Preliminary and final site plan approval is required for the subsequent phases.    
 
PROPOSAL  
The petitioner is proposing a new electrical substation on the southwest corner of the Microsoft Data Center 
development at 2210 Lakewood Blvd.  The substation will be located on Microsoft’s property and operated by 
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Commonwealth Edison (ComEd), and is proposed in the location previously identified on Phase 1 approval for 
the Microsoft Data Center.  
 
The substation includes a pre-fabricated metal equipment enclosure and other necessary aboveground and 
underground equipment. The substation will be fed by two 138kV high voltage distribution lines that lead in 
from ComEd’s TDC 214 Hoffman Estates Substation located south of I-90 on Pembroke Avenue. The 
138/12kV power transformers will step down the voltage to feed the Microsoft Data Center development. This 
Site Plan request is exclusive to the substation on the Microsoft Data Center property. The transmission line 
extension from the Pembroke substation to the Microsoft substation will be reviewed as a separate project for 
consideration by the Village Board.  
 
The substation will be surrounded by fencing and landscaping.  Internally the site will include an unmanned 
equipment enclosure, power transformers, auxiliary transformers, and static masts for lightning protection.        
 
SITE PLAN  
 
Vehicular Access / Circulation  
 

 Vehicular access to the site would be via an entrance site off of Lakewood Blvd. that was 
previously constructed as part of Phase 1.    

 

 An internal driveway will be accessible by vehicles to access the equipment located within the 
fenced area.    

 

 The substation will be operational 24 hours a day and 7 days a week. No full-time employees will 
work at the substation.   The site will be gated and access limited to ComEd personnel only.     

 

 ComEd vehicles entering the site will park on the above mentioned driveway system for access to 
the equipment.   

 
Engineering  
 

 The Engineering Division has reviewed the proposed engineering, grading, and erosion control 
plans and find the plans acceptable.  Sewer and water are not proposed for the site and storm 
water control has been accounted for with the overall stormwater facilities provided for the whole 
site.      

 

 The site will be covered in 6” crushed stone except for the paved driveway internal to the site.  
 
Fencing / Landscaping  
 

 Fencing is proposed around the substation which includes a palisade style fence along the west 
and south perimeter of the substation and a 7’ chain link fence with 1’ barbed wire on top along the 
east and north perimeter of the substation. 

 

 Landscaping around the substation site was provided for in the Phase 1 approvals. A copy of that 
plan is included for reference.  
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 A perspective rendering is also included to show the sight line from Lakewood Blvd.  
 
Building Design  
 

 A light colored unmanned equipment enclosure will be sited on the north side of the property 
approximately 600’ from Lakewood Blvd.       

 
Exterior Lighting and Site Acoustics  
 

 No new light poles are proposed, but individual luminaires will be mounted on substation steel 
structures such as the static masts. The mounting heights vary from 6’ to 30’ and are intended to 
light up the structures and the site.  The photometric plan indicates that the light levels will not 
exceed code and won’t extend past the property lines.   

 

 As required by Village Code, due to the fact that this project will include potential noise generators; 
the petitioner commissioned a noise study to identify noise impacts on the site from development.  
Village Code Section 7-8-3. Pollution, requires compliance with the performance standards as set 
forth in the Cook County Noise and Vibration Control Regulations, adopted November 1973, with 
amendments. The Cook County Environmental Control Ordinance, Article IX Noise and Vibration 
Control provides the noise emission limits based on maximum sound pressure levels (dB) along 
district boundaries.  
 

 Noise modeling was performed using the industry-accepted sound modeling software, CadnaA. 
The project transformers are the major sources of noise for the project. The substation is expected 
to comply with all requirements as designed. 

 

VARIATION AND VARIATION STANDARDS 
 

 The petitioner is requesting two variations from code in order to develop the site: 
 
o A variation from Section 9-9-2 E to allow a utility structure to be 86’ instead of the permitted 

height of 45’.   
o A variation is from Section 9-3-3-B-1 to permit barbed wire fencing.   

 

 The maximum building or structure height in the M-2 District is 45’. The petitioner is proposing 
static masts to be 86’ in height.  The static masts are part of a lightning protection system including 
shield wire strung between the static masts and a ground grid system used at substations to 
protect equipment from lightning strikes and subsequent equipment damage. Lightning strikes to 
the shield wire or static masts direct the lightning current away from power equipment and control 
wiring into the ground grid and native soil to minimize damage to these components. 

 

 Additionally, the petitioner is proposing barbed wire atop of the chain link fence for security 
purposes.   The code allows barbed wire on top of permitted fences in Manufacturing Districts 
except where adjacent to developed residential, apartment, office, business or manufacturing 
districts.  The land uses on the adjacent properties requires the variance request.     
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STANDARDS FOR VARIATION    
Section 9-1-15 of the Zoning Code – Standards for a Variation - states that the Planning and Zoning 
Commission shall not recommend the adoption of a proposed variation unless it finds that the variation 
meets the Standards for Variations as set forth in the Zoning Code.  
 

1. The Planning and Zoning Commission shall not recommend the variation of the regulations of 
the Code unless it shall first make a finding based upon the evidence presented to it in each 
specific case that: 

a. The property in question cannot yield a reasonable return if permitted to be used only 
under the conditions allowed by the regulations in the district in which it is located; 

b. The plight of the owner is due to unique circumstances; 
c. The variation, if granted, will not alter the essential character of the locality. 

2. For the purpose of implementing the above rules, the Planning and Zoning Commission shall 
also, in making its determination whether there are practical difficulties or particular hardships, 
take into consideration the extent to which the following facts favorable to the applicant have 
been established by the evidence; 

a. The particular physical surroundings, shape of topographical condition of the specific 
property involved would result in a particular hardship upon the owner, as 
distinguished from a mere inconvenience, if the strict letter of the regulations were 
carried out; 

b. The conditions upon which the petition for a variation is based would not be applicable, 
generally, to other property within the same zoning classification; 

c. The purpose of the variation is not based exclusively upon a desire to increase the 
value of the property; 

d. The alleged difficulty or hardship has not been based exclusively upon a desire to 
increase the value of property; 

e. The granting of the variation will not be detrimental to the public welfare or injurious to 
other property or improvements in the neighborhood in which the property is located; 
and 

f. The proposed variation will not impair an adequate supply of light and air to adjacent 
property, or substantially increase the congestion in the public streets, or increase the 
danger of fires, or endanger the public safety, or substantially diminish or impair 
property values in the neighborhood. 

3. The Planning and Zoning Commission may recommend to the Village Board that such 
conditions and restrictions be imposed upon the premises benefited by a variation as may be 
necessary to comply with the standards set forth in this section to reduce or minimize the 
injurious effect of such variation upon other property in the neighborhood, and better to carry 
out the general intent of this Code. 

 
The petitioner has provided a response to the Standards for a Variation in their application. If this request is 
approved, the variation ordinance would be granted to the property in perpetuity or until otherwise amended 
or dissolved by a future ordinance. 

            
 
 
 
RECOMMENDED CONDITIONS 
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1. The building permit shall be obtained within twelve (12) months of the Village Board action on this 

request. 
 

2. Two variances are approved with this request:  
 

o A variance from Section 9-9-2 E to allow a utility structure to be 86’ in height instead of the 
permitted height of 45’.   
 

o A variance from Section 9-3-3-B-1 to permit barbed wire fencing on top of a fence.   
 

3. A performance guarantee based on an Engineers Estimate of Cost shall be submitted to the 
Village prior to issuance of a building permit. 

 

4. A permit from the Metropolitan Water Reclamation District (MWRD) shall be provided prior to site 
construction commencing. 
 

5. The following conditions relate to the site construction: 
a. A pre-construction meeting shall be conducted with the Village staff prior to construction 

commencing. 
 

b. Fire Department and emergency access to the property shall be maintained at all times.  
Petitioner shall make any adjustments on the site as needed for access as per direction by 
the Village.  

 
c. In accordance with Village Code, construction hours shall be limited to 7 a.m. to 7 p.m. 

Monday through Friday, and 8 a.m. to 6 p.m. Saturday and Sunday. 
 
 
Attachments: Location Map 

Petitioner’s Application and Supporting Documents 
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VILLAGE OF HOFFMAN ESTATES
PLANNING AND ZONING COMMISSION

SITE PLAN ADDENDUM – NON-RESIDENTIAL
Amendment  Concept Preliminary Final

I. DESCRIPTION OF PROJECT:

A. ATTACH A NARRATIVE FOR THE PROPOSED PROJECT ON A SEPARATE SHEET

Article 10-6 of the Subdivision Code details the application process and required submittal 
documents.  For relevant items, provide detailed information as part of the project 
narrative. 

 
B. Total Number of Buildings: ___________ 

 
C. Total Gross Floor Area: ______________ square feet 
 
D. Height of tallest building (including antennas, hvac, etc.): _______ feet 

 
E. With respect to this project’s compatibility with adjacent land uses, address the following in the 

Project Narrative: Building Scale, architectural Materials, Coordinated Color Scheme, Existing and 
Planned Areas of Visual Interest, Design Concept and Relationship of Building Materials to one 
another.

F. Estimated start of construction: _______________________ 
 

G. Estimated time to complete development: _________________
Attach a phasing schedule, if applicable.

H. Does the property contain flood plain lands or wetlands?    Yes       No  
If yes, please address as part of the narrative.

I. Is there any historical or archeological significance to the existing structures or features of this 
site or the surrounding sites?    Yes     No  

If yes, please address as part of the narrative.

J.   Are there any endangered, threatened, or unique plants or animals located in or near the area?    
Yes  No 

If yes, please address as part of the narrative.

II. OPERATIONAL CONSIDERATIONS 

A. Anticipated hours of operation: __________ am/pm to _________ am/pm 
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B. Anticipated number of employees: _______ total  ______ per shift  _____ number of shifts

C. Estimated number of customers: ______ daily  ______ peak hour

D. If there is any additional information about the proposed development or its operation that may 
affect the site development, address as part of the narrative. 

 
III. FINANCIAL CONSIDERATIONS 

A. Estimated annual gross sales of general merchandise subject to sales tax for this project (includes 
1% local share of state tax and 1% home rule tax):

 
Gross Sales (General) Tax Rate General Sales Tax

X 2% = $

B. Estimated annual gross sales subject to food and beverage (F & B) tax for this project (food 
prepared on premises and alcoholic beverages consumed on premises).  See article 13-7 of the 
Hoffman Estates Municipal Code for detailed definition:

 
Gross Sales (F & B)  Tax Rate  F & B Tax 

 X 2% = $ 

C. Estimated Annual Hotel Tax: 365 Days X 

Estimated 
Average Room 

Rate 

 Number 
of rooms 

 Occupancy 
Percentage 

   365 
Days 

 Tax     
Rate 

Hotel Tax 

X  X  X  X 6% = $ 

D. Other tax/revenue: 
(Entertainment tax , et

  Rate  Tax 
 

 X = $ 

E.  Estimated Annual Telecommunications (TC) Tax: 

Estimated Yearly 
Phone Bill 

           Tax Rate            TC tax 

X 6%  = $ 

F.  Current assessment of the property: 
 

G.  Estimated value of Construction: 
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H.  Will this project result in any unusual expenditure of public funds or requirements for public 
services in anyway?    Yes       No

If yes, please address as part of the narrative. 

IV.  TRAFFIC CONSIDERATIONS

A. Parking 

1.  Total number of parking spaces to be provided:

Employees: 
 Customers/ 

Visitors: 
 
Handicapped: Total: 

2.  When is the peak parking period for this project?

_______________________________________________________

3.  Will this project share parking spaces with other businesses?      Yes       No 

If yes, please address as part of the narrative. 

 
B. Traffic 

1. Estimated number of vehicles entering and exiting this site during the peak one hour period 
between 4:00 p.m. and 6:00 p.m.   _________ 

2.  Will there be any other peak traffic times for this project?     Yes       No 

If yes, give the time(s) of day and traffic volume: ______________________________ 

 

3.  Will this project contain a drive through?   Yes       No 

If yes, the project narrative should address order processing time, projected stacking 
demand, and other details to explain the operation. 

 
C. Deliveries 

1. The project plan submittal should include turning templates to show all routes to be used for 
making deliveries to and from site.  Is this plan included?    Yes       No  

2. How often will deliveries be made on site? _________________________________________ 
 

2.    What is the frequency and time period expected for deliveries? _______________________ 



4 5

3.  What is the largest delivery vehicle to be used and its size?

Vehicle Type Size check
Single Unit truck 30 ft.

Intermediate Semitrailer 50 ft. 
Large Semitrailer 55 ft. 

Other
 

If the delivery truck used fits into the “Other” category, please specify type,

size and turning radius: _________________________________________________________ 

_____________________________________________________________________________

D.  Any additional site related traffic information not covered above?    Yes    No
If yes, please address as part of the narrative.  

V. RECYCLING AND GREEN INITIATIVES 

A. Article 9 of The Municipal Code of the Village of Hoffman Estates requires that businesses 
maintain an effective recycling program.  Address any unique recycling plans as part of the project 
narrative.   

B. The Village supports and promotes sustainability.  Please address any planned green or 
sustainability initiatives as part of the narrative. 

 
C. Do you anticipate submitting this project for LEED certification (or any other similar 

certifications)?    Yes     No
If yes, please address as part of the narrative.

 
VI. GENERAL CONSIDERATIONS 

A.  Please list examples of similar uses (including name and location) in the area that can be used for 
comparison by the Village: 

 

1.  

2.  

3.  

B. Will this project contain any noise generators that will adversely affect surrounding areas?

Yes No 
If yes, please address as part of the narrative.
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C. Is there anything included in this project that may be sensitive to surrounding noise generators?

Yes No 

If yes, please address as part of the narrative. 

D. Do you intend to apply for a liquor license? Yes  No

If yes, please contact the Village Clerk’s Office at 847.781.2625

E. Will this project contain a cafeteria or food service area (in order to determine applicability of a 
sewer and water surcharge)? Yes No 

If yes, please address as part of the narrative. 

F. In the project narrative, please list and explain anything involved in this project that is not 
covered in this application that should be brought to the Village’s attention.  Also address any 
rare or unusual circumstances or needs related to this project. 

Please contact the Planning Division with any questions:  

Email:  planning@hoffmanestates.org 
Address: 1900 Hassell Road

    Hoffman Estates, IL 60169 
       Phone: 847.781.2660 

Fax:      847.781.2679
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STANDARDS OF VARIATION

Zoning Code Section 9-1-15-C-2 of the Municipal Code requires that the Planning and Zoning Commission shall, in making its 
determination whether there are practical difficulties or particular hardships, take into consideration the extent to which the 
following facts favorable to the applicant have been established by the evidence presented. All standards must be answered 
in full.  

1. The particular physical surroundings and shape of topographical conditions of the specific property involved would result
in a particular hardship upon the owner, as distinguished from a mere inconvenience, if the strict letter of the regulations
were carried out. Please provide an explanation.

2. The conditions upon which the petition for a variation is based would not be applicable, generally, to other property within
the same zoning classification. Please provide an explanation.

3. The purpose of the Variation is not based exclusively upon a desire to increase the value of the property. Please provide
an explanation.

4. The alleged difficulty or hardship has not been based exclusively upon a desire to increase the value of the property. Please
provide an explanation.

5. The granting of the variation will not be detrimental to the public welfare or injurious to other property or improvements in
the neighborhood in which the property is located. Please provide an explanation.

6. The proposed variation will not impair an adequate supply of light and air to adjacent properties, or substantially increase
the congestion in the public streets, or increase the danger of fires, or endanger the public safety, or substantially diminish
or impair property values in the neighborhood. Please provide an explanation.

Security fencing is intended to deter theft, vandalism, and other illegal activities within the substation property, data 
center campus, and greater community. Properly installed and maintained fencing will provide a professional and 
cohesive appeal. Static masts reduce the potential for fires and outages, enhancing public safety.



  

1431 Opus Place \ Suite 400 \ Downers Grove, IL 60515 

O 630‐724‐3200 \ F 630‐724‐3201 \ burnsmcd.com 

August 12, 2022 
 
James Donahue, Senior Planner 
Kevin Anderson, Associate Planner 
Village of Hoffman Estates 
1900 Hassell Road 
Hoffman Estates, IL 60169 
 
Re: Planning and Zoning General Application, Site Plan Addendum, and Special Use 

Addendum  
Project Name: CHI05 Substation 
Address: 2200 Lakewood Boulevard 
PIN: 01-36-101-005-0000 
Applicant and Owner: Microsoft Corporation 
Authorized Agent: Burns & McDonnell Engineering Company, Inc. 
 

Mr. Donahue and Mr. Anderson, 
 
Thank you for your feedback during our May 5, 2022, pre-application meeting. Burn & 
McDonnell submits the following narrative and attachments for your review in support of the 
development of the new CHI05 (ESS E-535) 138/12kV electrical substation collocated within 
the new Microsoft Data Center Campus development located at the subject address. The 
substation will be operated by Commonwealth Edison (ComEd).  
 
Project Narrative:  
 

- The ComEd substation to serve the Microsoft Data Center Campus will be installed in the 
location previously identified within the approved Microsoft Data Center Campus site 
plan. The substation includes a pre-fabricated metal equipment enclosure and other 
necessary structures. The substation will be fed by two 138kV high voltage distribution 
lines that lead in from ComEd’s TDC 214 Hoffman Estates Substation. 138/12kV power 
transformers will step down the voltage to feed the Microsoft Campus. 

 
Site Plan Addendum supporting details: 
 

- I.D. – The tallest structure is an 86-foot static mast. 
- I.E. – The substation will feature a palisade fence around the perimeter. Landscaping, as 

outlined in the Microsoft Data Center Site Plan Review Submittal, is designed 
surrounding the substation and will enhance the natural beauty of the site. 

- I.G. – Phasing is as follows: 
o Construction start Dec 2022 
o Below Grade Dec 2022 – May 2023 
o Above Grade June 2023 – March 2024 
o Construction complete March 2024 
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- II.A. – The substation will be operational 24 hours a day and 7 days a week. No full-time 
employees will work at the substation. 

- III.H. - Any water runoff from this site will be managed through city facilities. 
- IV. A. & B. – There are no full-time employees; therefore, no parking spaces and no 

traffic flow are considered in the design. 
- VI.B. - Noise is in consideration for the design of the substation. A Noise study has been 

provided as part of the Microsoft Data Center Site Plan Review Submittal. 
 
Special Use Addendum supporting details: 
 

- Legal Description: 
PARCEL 1: 
THE EAST ½ OF THE EAST ½ OF THE NORTHWEST ¼ (EXCEPT THE NORTH 
825.0 FEET THEREOF AND EXCEPT THE SOUTH 60.0 FEET DEDICATED FOR 
RIGHT-OF-WAY RECORDED SEPTEMBER 6, 1989 AS DOCUMENT 89418134) OF 
SECTION 36, TOWNSHIP 42 NORTH, RANGE 9, EAST OF THE THIRD 
PRINCIPAL MERIDIAN, IN COOK COUNTY, ILLINOIS. 

 
 
If you have any questions or require additional information, please feel free to contact Tom 
Konopka at tkonopka@burnsmcd.com or 847-791-2020. 
 
 
Sincerely, 
 

 
 
Thomas Konopka 
Permitting Lead 
 
Attachments: 
General Application 
Site Plan Addendum 
Special Use Addendum 
Issued For Approval (IFA) Engineering Plans 
Plat of Survey 
 
cc:  
Hillary Murray, Microsoft Corporation 
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Overall Landscape Plan

+

Ornamental Trees

Autumn Brilliance Serviceberry 25/b&b/6'multi

Amelanchier grandiflora 'Autumn Brilliance'

River Birch 11/b&b/8' multi

Betula nigra 'Heritage'

Eastern Redbud 7/b&b/6'

Cercis canadensis

Washington Hawthorn 6/b&b/2.5"

Crataegus phaenopyrum

Prairiefire Crabapple 13/b&b/2.5"

Malus 'Prairiefire'

Red Splendor Crabapple 5/b&b/3"

Malus 'Red Splendor

Spring Snow Crabapple 11/b&b/3"

Malus 'Spring Snow'

China Snow Lilac 4/b&b/6' clump

Syringa pekinensis 'Morton'

Baldcypress 11/b&b/6'

Taxodium distichium

Shrubs

Hinsdale Black Chokeberry 27/b&b/36"

Aronia melanocarpa 'Hinsdale'

Northern Charm Boxwood 31/b&b/36"

Buxus 'Northern Charm'

Cardinal Dogwood 8/b&b/36"

Cornus sericea 'Cardinal'

Vanilla Strawberry Hydrangea 15/b&b/48"

Hydrangea paniculata 'Vanilla Strawberry'

Sargent Juniper 5/b&b/36"

Juniperus chinensis 'Sargentii'

Sea Green Juniper 14/b&b/36"

Juniperus chinensis 'Sea Green'

Dwarf Mugo Pine 2/b&b/36"

Pinus mugo var. pumillo

Fragrant Sumac 14/b&b/36"

Rhus aromatica

Spreading Yew 10/b&b/36"

Taxus media 'Dark Green Spreader'

Sugar and Spice Viburnum 4/b&b/36"

Viburnum carlesii 'Sugar and Spice'

Perennials and Grasses

Summer Beauty Allium 210/pot/1 gal.

Allium tanguticum 'Summer Beauty'

Korean Feathereedgrass 8/pot/1 gal.

Calamagrostris brachtricha 

Lilyturf 80/pot/1/2 ga.

Liriope spicata

Prairie Dropseed 6/pot/1gal.

Sporobolus heterolepis
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PLANT LIST

Trees Qty./Root Form/Size

White Fir 3/b&b/8'

Abies concolor

Autumn Blaze Maple 10/b&b/3"

Acer freemanii "Autumn Blaze'

Armstrong Red Maple 25/b&b/3"

Acer rubrum 'Armstrong'

Crescendo Sugar Maple 30/b&b/3"

Acer saccharum 'Morton'

Hackberry 41/b&b/3"

Celtis occidentalis

Shademaster Honeylocust 30/b&b/3"

Gleditsia tricanthos inermis 'Shademaster'

Kentucky Coffeetree 6/b&b/3"

Gymnocladus diocus

Moraine Sweetgum 24/b&b/3'

Liquidambar stryaciflua 'Moraine'

Black Hills Spruce 18/b&b/8'

Picea glauca densata

Colorado Blue Spruce 5/b&b/6'

Picea pungens

Eastern White Pine 36/b&b/8'

Pinus strobus

Exclamation London Planetree 5/b&b/4"

Platanus acerfolia 'Morton Circle'

Shingle Oak 6/b&b/3"

Quercus imbracaria

Northern Red Oak 12/b&b/3"

Quercus rubra

Redmond Linden 30/b&b/3"

Tillia americana 'Redmond'

Sterling Silver Linden 5/b&b/3"

Tillia tomentosa 'Sterling Silver'

Frontier Elm 25/b&b/3"

Ulmus 'Frontier'

Morton Elm 9/b&b/3"

Ulmus 'Morton Accolade'

Patriot Elm 5/b&b/3"

Ulmus 'Patriot'

PRAIRIE SEEDING

See Plant List on L-5

EMERGENT PLANTING/SEEDING

See Plant List on L-5
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TURF SOD/SEEDING

Areas adjacent to and south of the Com Ed Substation

and south of the Future Building shall receive 6" topsoil 

and bluegrass mix sod. All other turf areas shall receive 

6" topsoil and IDOT Class I seed.
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Senior Project Manager

Development Manager

Quality Control Reviewer

Quality Control FF&E

M.S. Project No.

Project No.

Microsoft Mechanical Engineer

Microsoft Cable Engineeer

Microsoft Electrical Engineer

Engineering Manager

Security Manager

Project Planner

Project Manager

CSA

CUSTOMER

PROJECT MANAGEMENT

Approvals

OPERATIONS

Checked

Design

Drawn

Design Team

Key Plan

Registration

Date

Date

Date

MICROSOFT CONFIDENTIAL

DATA CENTER

Revisions

No. Date Description

PETER WANGIA

ERIC BEAL

RAYMOND CHIU

TBD

FRED HARRIS

JOSHUA FLUECKE

TODOR NIKOLOV

MSF18010

CONFIDENTIAL - DO NOT DISCLOSE.  This 

document is exempt from public disclosure under the 
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