





CHAMPAIGN COUNTY BOARD
ENVIRONMENT and LAND USE COMMITTEE (ELUC)
May 4, 2023 Agenda

XI.

XIl.

Principal Meridian in Somer Township and commonly known as Walnut Grove MHC
with an address of 1513 CR 2300N, Urbana.

D. Approval of documents fulfilling special conditions for Zoning Case 898-S-18 79 - 86
(BayWar.e.). A request by Prairie Solar 1, LLC, a PV solar farm that was
previously approved in Case 898-S-18 in Ordinance No.2019-1 on January 24,
2019, and that is wholly owned by BayWa r.e. Development, LLC, via agent
Brandon Reinhardt, Associate Director of Development for BayWa r.e. Solar
Projects LLC, 18575 Jamboree Road, Suite 850, Irvine, CA 92612, to authorize the
following documents pursuant to special conditions in Case 898-S-18:

1. A Decommissioning and Site Reclamation Plan 87 -103

2. Road use agreements with the Champaign County Highway 104 - 106
Department, Sidney Township, and the Village of Homer

3. A revised noise analysis with a proposed revision of the special 107 - 154
condition requiring noise reduction kits on the inverters

4, Vegetative screening around the relevant portions of the 155
fenced area.

E. Annual Facility Inspection Report for the period 4/1/22 —3/31/23 for 156 - 189
Champaign County’s National Pollutant Discharge Elimination System
(NPDES) Municipal Separate Storm Sewer System (MS4) Storm Water
Discharge Permit with the lllinois Environmental Protection Agency (IEPA)

Other Business

Chair’s Report

Designation of Items to be Placed on the Consent Agenda

Adjournment























https://epa.illinois.gov/topics/environmental-justice.html
mailto:chris.pressnall@illinois.gov

































mailto:zoningdept@co.champaign.il.us
file://asdctdc1/zoning/schavarria/Map%20Amendment/Text%20Amendment/733-AT-12%20ZA/www.co.champaign.il.us/zoning
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500 Tast SEcOND STREET ® HOMER, TLLINOIS 61849 ¢ TrLEPHONE (217) 896-2521
E-mail: villageofhomet@gmail.com * Fax (217) 896-2559
Website: homervillage.com

This Lnstitution is an Fgual Opportunity Provider and I:mployer.

RECEIVED

JAN 26 2023

CHAMPAIGN CO. P & Z DEPARTMENT

january 24, 2023

Dear Mr. Hall,

Enclosed is a Resolution that was passed on January 23, 2023 by the Village of Homer Board of Trustees
in opposition of the proposed solar farm North East of the Village adjacent to Village Property.

Sincerely,
(}A/«m W}\ﬁ—@

Jim White, Mayor
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VILLAGE OF HOMER
CHAMPAIGN COUNTY, ILLINOIS R E C E 5 VE D
JAN 26 2023

CHAMPAIGN co. P&z DEPARTMENT
RESOLUTION NO. 2023 — R-2

A RESOLUTION OBJECTING TO A PROPOSED SOLAR FARM PURSUANT TO
55 ILCS 5/5-120/4 AND OTHER APPLICABLE LAW

Adopted by the
Board of Trustees of the Village of Homer
this 23rd day of January 2023

Published in pamphlet form by authority of the President and the Board of Trustees of the Village of
Homer, Champaign County, Illinois, this 23rd day of January 2023.
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VILLAGE OF HOMER
CHAMPAIGN COUNTY, ILLINOIS

Resolution No. 2023-R-2 January 23, 2023

A RESOLUTION OBJECTING TO A PROPOSED SOLAR FARM PURSUANT TO
S5 ILCS 5/5-120/4 AND OTHER APPLICABLE LAW

WHEREAS, the Village of Homer, Champaign County, State of Illinois (the “Village™) is a duly
organized and existing Village created under the provisions of the laws of the State of Illinois, and is
now operating under the provisions of the Illinois Municipal Code, and all laws amendatory thereof
and supplementary thereto with full powers to enact ordinances and resolutions for the benefit of the
residents of the Village; and

WHEREAS, the Village of Homer previously established the Village of Homer Zoning Ordinance,
the Village of Homer Subdivision Ordinance and a Village Comprehensive Plan encompassing the
one-and-a-half-mile area outside of the Village; and

WHEREAS, pursuant to ILCS 5/11-12-4, the Illinois Constitution, applicable case law and all other
laws, the Village has extra-territorial jurisdiction over the territory extending 1.5 miles from the
Village corporate limits; and

WHEREAS, pursuant to a meetings held by the Champaign County ELUC in 2022 with plans for
upcoming meetings in 2023 all relating to a proposed SOLAR GARDEN/SOLAR FARM/SOLAR
DEVELOPMENT (“Solar Project™) located within the Village of Homer extraterritorial jurisdiction;
and

WHEREAS, the Solar Project is also located within the %2 mile perimeter of the Village and is
almost contiguous to the Village boundaries; and

WHEREAS, approval of the Solar Project by the County of Champaign may require potential text
amendments and/or other processes of approval by the County; and

WHEREAS, 55 ILCS 5/5-12014 (b) provides that text amendments to a County Zoning Ordinance
must be approved by a “...favorable vote of % of all the members of the county board...in the case
of a proposed text amendment to the Zoning Ordinance, by resolution of the corporate authorities of
the zoned municipality with limits nearest adjacent, filed with the county clerk...”; and

WHEREAS, the Village of Homer desires to put on record its objection to said Solar Project; and

WHEREAS, pursuant to 55 ILCS 5/5-12014 and other applicable law, the Village of Homer is
entitled, by the within Resolution, to provide this written protest of any approval of said Solar
Project and its written protest of any proposed text amendment or other amendment related thereto
thereby triggering said % vote of all of the members of the County Board to approve any such
amendment; and
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WHEREAS, the public address for Champaign County is listed as 1779 E. Washington Street,
Urbana, Illinois 61802; and

WHEREAS, the Attorney representing Champaign County is its State’s Attorney, JULIA RIETZ
with a publicly posted address of 101 E. Main Street #2, Urbana, Illinois 61801; and

WHEREAS, in support of the within Village of Homer objection to the above referenced Solar
Project and any related amendments and/or zoning changes, the Village asserts that:

A. The Solar Project is in very close proximity to the Village precluding natural and desirable
development in one of the limited directions for expansion for the Village and contrary to
Village plans.

B. The Solar Project will create noise from its inverters and any transformer thereby being a
nuisance.

C. Due to its proximity to the Village, the Solar Project will create visual blight reducing views,
disrupt local habitat, and expose those in proximity to electromagnetic waves/radiation which do
not already exist.

D. The Solar Project will negatively affect area property values.

NOW THEREFORE, BE IT RESOLVED BY THE PRESIDENT AND BOARD OF
TRUSTEES OF THE VILLAGE OF HOMER, CHAMPAIGN COUNTY, ILLINOIS, AS
FOLLOWS:

1. The President and Board of Trustees of the Village of Homer hereby find that all recitals
hereinbefore stated as contained in the preambles to this Resolution are full, true and correct and do
hereby, by reference, incorporate and make them part of this Resolution.

2. The President and Board of Trustees of the Village of Homer hereby decree, pursuant to 55 ILCS
5/5-12014, County ordinances, and other applicable law, that the Village of Homer and its Board of
Trustees objects to approval of the Solar Project and any text, ordinance or other amendment to the
Champaign County Zoning Ordinance.

3. This Resolution shall be in full force and effect upon passage and approval, as provided by the
Illinois Municipal Code, as amended.

4. The Village Clerk is hereby directed and authorized to file a copy of the within Resolution with -
the Champaign County Clerk with a copy to be sent to JOHN HALL, Zoning Administrator as
Petitioner/Applicant by certified mail at 1776 E. Washington Street, Urbana, Illinois 61802 with an
informational copy to also be mailed to him by USPS First Class Mail with an informational copy to
also be sent to JULIA REITZ as his attorney as being JULIA REITZ, State’s Attorney, 101 E. Main
Street #2, Urbana, Illinois 61801 by certified mail and also by USPS First Class Mail.

5. The Village Board President is further authorized to direct, carry out, and/or perform such actions
as are necessary, in his opinion, to carry out this Resolution and its underlying intent.
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The foregoing Resolution was moved by 777/ k /4 50/7/7«_5 7/) ,seconded by
Sk, p JdaméS and approved by roll call vote:

Trustee Aye Nay
-
Guy James, Trustee
Skip James, Trustee v
Mike Johnson, Trustee &
Ray Ryerson, Trustee e
-
John Dodd, Trustee
v
Herb Lacey, Trustee
President, Jim White e
Approved this 23rd day of January 2023.
APPROVED:
Qe ehs
Jim/White
Village President

ATTEST:

Q//Lw/

Sharon Jeffers / [/
Village Clerk
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STATE OF ILLINOIS )
) SS
COUNTY OF CHAMPAIGN )
CERTIFICATE

I, Sharon Jeffers, certify that I am the duly appointed and acting municipal clerk of the
Village of Homer, Champaign County Illinois.

I further certify that on January 23, 2023 the Corporate Authorities of such municipality
passed and approved Resolution No. 2023-R-2 entitled:

A RESOLUTION OBJECTING TO A PROPOSED SOLAR FARM PURSUANT TO
SS ILCS 5/5-120/4 AND OTHER APPLICABLE LAW

I further certify that the attached copy of said resolution is a true and correct copy of said resolution,
as appears from the records of the Village of Homer, Illinois.
DATED at Homer, Illinois, this 23rd day of January 2023.

Sharon Jefférs
Village Clerk
Village of Homer, Illinois
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Case 074-S-22, ELUC 04/06/23, Attachment D Page 1 of 13
FINDINGS OF FACT AND FINAL DETERMINATION FOR CASE 074-S-22
As approved by the ZBA on March 16, 2023

FINDINGS OF FACT

From the documents of record and the testimony and exhibits received at the public hearing for zoning case
074-S-22 held on December 29, 2022, February 16, 2023, March 2, 2023 and March 16, 2023, the
Zoning Board of Appeals of Champaign County finds that:

1. The requested Special Use Permit IS necessary for the public convenience at this location because:
the State of Illinois has adopted a Renewable Portfolio Standard that established a goal of 25% of
the State’s energy coming from renewable sources by the year 2025. The Illinois Future Energy
Jobs Act requires installation of 3,000 MW of new solar capacity by the year 2030.There is an
existing power line along the south side of CR 1100N (County Highway 15) where they can attach
themselves to the grid.

2. The requested Special Use Permit, SUBJECT TO THE SPECIAL CONDITIONS IMPOSED
HEREIN, is so designed, located, and proposed to be operated so that it WILL NOT be injurious
to the district in which it shall be located or otherwise detrimental to the public health, safety, and
welfare because:

a. The street has ADEQUATE traffic capacity and the entrance location has ADEQUATE
visibility.

b. Emergency services availability is ADEQUATE because: the subject properties are
approximately 0.5 mile from the Village of Homer fire station. In an email received
November 21, 2022, Fire Chief Don Happ acknowledged receipt of the site plan for the
proposed PV Solar Farm. The Homer Fire Protection District was notified of this case and
no comments have been received.

c. The Special Use WILL NOT be compatible with adjacent uses because: a resolution of
protest was received from the Village of Homer on January 26, 2023, citing
incompatibility concerns with the proximity of the project to the village. Input received at
public hearings everyone voiced concerns about that.

d. Surface and subsurface drainage will be ADEQUATE because: no part of the subject
property is in the Special Flood Hazard Area. The proposed project must comply with the
Storm Water Management and Erosion Control Ordinance. The petitioners, in coordination
with the Village of Homer, have established a drain tile corridor and setback for the village
tile that crosses the subject property.

e. Public safety will be ADEQUATE because: Homer Fire Protection District has already
been working and has their comments as far as training and what they’re asking for.

f. The provisions for parking will be ADEQUATE because: no parking is required for a PV
SOLAR FARM.

g. The property IS NOT WELL SUITED OVERALL for the proposed improvements due to
its proximity to the Village of Homer.
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FINDINGS OF FACT AND FINAL DETERMINATION FOR CASE 074-S-22
As approved by the ZBA on March 16, 2023

3a.

3b.

h. Existing public services ARE available to support the proposed SPECIAL USE without
undue public expense because: no additional public services are necessary for the proposed
development.

1. Existing public infrastructure together with the proposed development IS adequate to
support the proposed development effectively and safely without undue public expense
because: no new public infrastructure is required for the proposed development.

(Note the Board may include other relevant considerations as necessary or desirable in each case.)
*The Board may include additional justification if desired, but it is not required.

The requested Special Use Permit, SUBJECT TO THE SPECIAL CONDITIONS IMPOSED
HEREIN, DOES conform to the applicable regulations and standards of the DISTRICT in which
it is located, subject to approval of the requested waivers.

The requested Special Use Permit, SUBJECT TO THE SPECIAL CONDITIONS IMPOSED

HEREIN, DOES preserve the essential character of the DISTRICT in which it is located because:

a. The Special Use will be designed to CONFORM to all relevant County ordinances and
codes.

b. The Special Use WILL be compatible with adjacent uses.

c. Public safety will be ADEQUATE.

The requested Special Use Permit, SUBJECT TO THE SPECIAL CONDITIONS IMPOSED
HEREIN, IS in harmony with the general purpose and intent of the Ordinance because:

a. The Special Use is authorized in the District.
b. The requested Special Use Permit IS NOT necessary for the public convenience at this
location.

c. The requested Special Use Permit, SUBJECT TO THE SPECIAL CONDITIONS
IMPOSED HEREIN, is so designed, located, and proposed to be operated so that it
WILL NOT be injurious to the district in which it shall be located or otherwise
detrimental to the public health, safety, and welfare.

d. The requested Special Use Permit, SUBJECT TO THE SPECIAL CONDITIONS
IMPOSED HEREIN, DOES preserve the essential character of the DISTRICT in which
it is located.

The requested Special Use IS NOT an existing nonconforming use.
Regarding necessary waivers of standard conditions:

Per Section 7.15 of the Champaign County ZBA Bylaws, “waivers may be approved individually or
en masse by the affirmative vote of a majority of those members voting on the issue, and shall be
incorporated into the Findings of Fact with the reason for granting each waiver described.”
A. Regarding Part A of the proposed waivers, for a distance of 0 feet between a PV Solar

Farm and a municipal boundary in lieu of the minimum required one-half mile (2,640

feet):

(1) The waiver IS NOT in accordance with the general purpose and intent of the

Zoning Ordinance and WILL be injurious to the neighborhood or to the public
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FINDINGS OF FACT AND FINAL DETERMINATION FOR CASE 074-S-22
As approved by the ZBA on March 16, 2023

)

3)

(4)

)

health, safety, and welfare because: the petitioners have held public meetings with
the Village of Homer Board of Trustees, and concerns have not been resolved.

Special conditions and circumstances DO exist which are peculiar to the land or
structure involved, which are not applicable to other similarly situated land and
structures elsewhere in the same district because: on January 26, 2023, Village of
Homer Resolution 2023 — R-2 opposing the solar farm project was received. At
ZBA meetings, testimony touched on concerns about noise, visual blight, the
possibility of increasing setbacks to residential neighbors, property values,
vegetation management, decommissioning plan, screening, power pole locations,
and protection of drainage tile.

Practical difficulties or hardships created by carrying out the strict letter of the
regulations sought to be varied WILL prevent reasonable or otherwise permitted
use of the land or structure or construction because: without Part A of the proposed
waivers, the applicant would have to consider a different configuration for the PV
SOLAR FARM only on the eastern 197-acre subject property. Without the waiver,
the applicant would not have restrictions according to Public Act 102-1123.

The special conditions, circumstances, hardships, or practical difficulties DO result
from actions of the applicant because: the petitioners have held public meetings
with the Village of Homer Board of Trustees, and the petitioners have made
adjustments to their site plan based on concerns raised by the Village Board. The
petitioner has also held meetings at the ZBA. The solar array could be moved to a
location farther away from the Village of Homer.

The requested waiver, SUBJECT TO THE PROPOSED SPECIAL
CONDITION, IS NOT the minimum variation that will make possible the
reasonable use of the land/structure because: the solar array can be moved farther
away from the Village boundaries.

B. Regarding Part B of the proposed waivers, for not providing a Decommissioning and Site
Reclamation Plan that includes cost estimates prepared by an Illinois Licensed Professional
Engineer prior to consideration of the Special Use Permit by the Board:

(1)

)

3)

The waiver IS in accordance with the general purpose and intent of the Zoning
Ordinance and WILL NOT be injurious to the neighborhood or to the public
health, safety, and welfare because: the petitioner will still need to provide this
document prior to receiving a Zoning Use Permit.

Special conditions and circumstances DO exist which are peculiar to the land or
structure involved, which are not applicable to other similarly situated land and
structures elsewhere in the same district because: cost estimates for the DSRP are
unique to each solar project.

Practical difficulties or hardships created by carrying out the strict letter of the
regulations sought to be varied WILL prevent reasonable or otherwise permitted
use of the land or structure or construction because: the Special Use Permit process
might have to be extended in order to have sufficient time to prepare these
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FINDINGS OF FACT AND FINAL DETERMINATION FOR CASE 074-S-22
As approved by the ZBA on March 16, 2023

(4)

©)

documents, and they might lack the accuracy that can only be secured in the
construction permitting phase.

The special conditions, circumstances, hardships, or practical difficulties DO NOT
result from actions of the applicant because: some details such as cost estimates are
not available until closer to construction.

The requested waiver, SUBJECT TO THE PROPOSED SPECIAL
CONDITION, IS the minimum variation that will make possible the reasonable
use of the land/structure.

C. Regarding Part C of the proposed waivers, for not entering into a Roadway Upgrade and
Maintenance Agreement or waiver therefrom with the relevant local highway authority
prior to consideration of the Special Use Permit by the Board:

(1)

)

3)

(4)

)

The waiver IS in accordance with the general purpose and intent of the Zoning
Ordinance and WILL NOT be injurious to the neighborhood or to the public
health, safety, and welfare because: the petitioner will still need to provide this
documentation prior to receiving a Zoning Use Permit.

Special conditions and circumstances DO exist which are peculiar to the land or
structure involved, which are not applicable to other similarly situated land and
structures elsewhere in the same district because: the petitioner has been working
with the Village of Homer on either a waiver or a Roadway Upgrade and
Maintenance Agreement. A special condition has been added requiring the
applicant to submit a Roadway Upgrade and Maintenance Agreement or waiver
therefrom and approved by ELUC at the time of application for a Zoning Use
Permit from the Village of Homer.

Practical difficulties or hardships created by carrying out the strict letter of the
regulations sought to be varied WILL prevent reasonable or otherwise permitted
use of the land or structure or construction because: the Special Use Permit process
might have to be extended in order to have sufficient time to prepare these
documents, and they might lack the accuracy that can only be secured in the
construction permitting phase.

The special conditions, circumstances, hardships, or practical difficulties DO NOT
result from actions of the applicant because: the petitioner is working with the
Village of Homer to receive either an agreement or a waiver from the Village.

The requested waiver, SUBJECT TO THE PROPOSED SPECIAL
CONDITION, IS the minimum variation that will make possible the reasonable
use of the land/structure.

D. Regarding Part D of the proposed waivers, for not completing consultation with the State
Historic Preservation Officer of the Illinois Department of Natural Resources prior to
consideration of the Special Use Permit by the Board:

(1

The waiver IS in accordance with the general purpose and intent of the Zoning
Ordinance and WILL NOT be injurious to the neighborhood or to the public
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FINDINGS OF FACT AND FINAL DETERMINATION FOR CASE 074-S-22
As approved by the ZBA on March 16, 2023

health, safety, and welfare because: a special condition has been added that the
petitioner must submit this information as part of their Zoning Use Permit
application.

(2) Special conditions and circumstances DO exist which are peculiar to the land or
structure involved, which are not applicable to other similarly situated land and
structures elsewhere in the same district because: the State Historic Preservation
Office is experiencing a backlog.

3) Practical difficulties or hardships created by carrying out the strict letter of the
regulations sought to be varied WILL prevent reasonable or otherwise permitted
use of the land or structure or construction because: without the waiver, the Special
Use Permit process would have to be extended until the State Historic Preservation
Office overcomes its backlog.

4) The special conditions, circumstances, hardships, or practical difficulties DO NOT
result from actions of the applicant because: the State Historic Preservation Office
is experiencing a backlog.

(5)  The requested waiver, SUBJECT TO THE PROPOSED SPECIAL
CONDITION, IS the minimum variation that will make possible the reasonable
use of the land/structure.

7. THE SPECIAL CONDITIONS IMPOSED HEREIN ARE REQUIRED TO ENSURE
COMPLIANCE WITH THE CRITERIA FOR SPECIAL USE PERMITS AND FOR THE
PARTICULAR PURPOSES DESCRIBED BELOW:

A. The approved site plan consists of the following documents:
e Revised Site Plan received February 28, 2023.

The special condition stated above is required to ensure the following:
The constructed PV SOLAR FARM is consistent with the special use permit
approval.

B. The Zoning Administrator shall not authorize a Zoning Use Permit Application or
issue a Zoning Compliance Certificate on the subject property until the lighting
specifications in Paragraph 6.1.2.A. of the Zoning Ordinance have been met.

The special condition stated above is required to ensure the following:
That exterior lighting for the proposed Special Use meets the requirements
established for Special Uses in the Zoning Ordinance.
C. The Zoning Administrator shall not issue a Zoning Compliance Certificate for the
proposed PV SOLAR FARM until the petitioner has demonstrated that the proposed

Special Use complies with the Illinois Accessibility Code, if necessary.

The special condition stated above is required to ensure the following:
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