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Staff comment: The applicant has provided a landscaped buffer plan for the proposed large solar energy
facility to help mitigate the visual impact to adjacent property owners, although such a buffer is not
intended to completely shield the use. A draft condition of the Special Use Permit encourages that existing
vegetation remain, wherever possible, as is described in Policy #1 above.

Natural Resources
Page 56
Goal 3: Promote development layout that protects natural and scenic resources by design.

Objective B: Consider adopting performance standards that can be incorporated in to the zoning
and subdivision ordinances, and which would apply to all development applications. Consider
making the standards mandatory in the Rural Conservation and Agricultural Conservation Areas,
while maintain flexibility in the Urban Service and Community Development Areas.

Policy 1: Performance Standards Table - identifies a 35 ft. buffer on either side of streams
and wetlands in Urban Service Areas.

Staff comment: Draft conditions for the Special Use Permit request include a 35 ft. buffer on either side of
streams and wetlands as is consistent with Policy #1 above.

Potential Conflicts with Comprehensive Plan Excerpts

Agriculture
Page 18 -

Goal 1: Enhance the economic strength of the county’s agriculture and forestry industry.

Objective B: Provide a range of voluntary options for farmers and farmland owners for keeping
their land in farming and open space land uses. Provide sufficient incentives and protections for
agricultural land uses so as to reduce the number of new dwellings constructed in the Rural
Conservation and Agricultural Conservation Areas over the next 20 years.

Policy 2: Conservation Easements. The county should support the placement of
conservation easement on property located in the Rural Conservation and Agricultural
Conservation Areas. Proposed easements in Urban Service Areas and Community
Development Areas may be supported after review by the Board of Supervisors.

Page 20 -

Goal 2: Protect existing agricultural and forestry operations in the Rural Conservation and Agricultural
Conservation Areas from conflicts with other land uses and from being converted to other land uses.

Objective B: Discourage encroachment of residential land uses into areas that have good prospects
for long-term farming or forestry activities.
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Policy 1: Funding Increased Development in Urban Areas. The county should develop a
strategy for ensuring that the infrastructure improvements that permit higher densities and
promote economic growth in the Urban Service and Community Development Areas are funded by
all county residents. Such a strategy should include considering making strategic investments in
infrastructure, such as sewer trunk lines. To facilitate growth in key areas where there is a
reasonable expectation for a return on the investment.

Staff comment: The County has made significant investment in infrastructure in this area. See
Memorandum from Phil Martin, Executive Director of the Augusta County Service Authority dated December
31, 2018 as it relates to lost potential revenue (Attached). The East Stuarts Draft Sewer Feasibility Study, of
which Phase I is complete, analyzes a backbone sewer collection system in this area. Phase Il provides for

further exploration of economic impact and return on investment and should be completed in March of
2019.

Housing
Page 38-

Goal 2: Ensure that housing development occurs in a pattern which is efficient and affordable to the
county taxpayers at large in terms of providing public facilities and services.

Objective A: Encourage housing developments to locate in areas where adequate water and/or
wastewater service is available, roads and schools have adequate capacity, and emergency
services have adequate coverage.

Goal 3: Ensure that new and existing residential areas are protected from conflicts with incompatible
land uses and the county’s agricultural and environmental resources are protected from conflicts with
incompatible residential land uses.

Objective A: Discourage encroachment of residential land uses into areas that have good prospects
for long-term farming or forestry activities.

Policy 1: Residential Dwellings. The county should examine the different methods available
for restricting the number of new dwellings constructed in the Rural Conservation and
Agricultural Conservation Area and if built, minimizing the impact on existing and potential
agricultural operations and natural resources.

Staff comment: The limited amount of Urban Service Area in Augusta County (6.4%]) provides for a
framework to guide housing into a pattern which is efficient and affordable to the county taxpayer. If
housing developments were to sprawl throughout the County, the cost of providing public facilities and
services would likely increase. While this request is not in and of itself creating housing development in
Rural and Agricultural Conservation Areas, it proposes to occupy land planned for residential, business, and
industrial development and having utility, road, and school investments as it relates to such a plan.

Land Use and Development
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Goal 3: Keep the cost of providing public services and facilities to a minimum.

Objective B: Water and Sewer. Public water and sewer facilities should not be provided or
extended to the designated Rural Conservation or Agricultural Conservation Areas during the
timeframe of this Plan, except when necessary to mitigate an imminent and severe public health
hazard. At such time as that public water or sewer service is extended to these areas they should
be re-designated Community Development Areas, unless the board decides otherwise.

Staff comment: While the Comprehensive Plan did not envision or contemplate a large solar energy facility,
the request is not representative of a “compact, orderly, and coordinated development pattern.” The
Comprehensive Plan, as a policy, desires to develop those Urban Service Areas with limited capacities until
those capacities are met, but does not envision an expansion; therefore, guiding development to those areas
where the capacity of public facilities and services is available. The Stuarts Draft wastewater treatment
plant and the schools serving the Stuarts Draft area have capacity available, while some other Urban Service
Areas of the county are more limited in one aspect or another (See school enrollment numbers in chart
below). The request does not utilize the facilities and capacities that exist in Stuarts Draft, which may not be
the best use of the land. The Urban Service Areas, designated for future residential development, envision
densities of between 3 and 16 units an acre and in that regard is not in compliance with the Future Land Use
Map for those areas. Other areas of the project are designated for future industrial development. The
Comprehensive Plan also limits extensions of water and sewer infrastructure to Rural and Agricultural
Conservation Areas which limits the density of development. The more land that is taken out of growth
areas to be used for solar generation, the less available land to designate growth as it comes.

Elementary School| Capacity SY 18-19 Enrollment PK-5 % Capacity
Cassell 834 704 84%
Churchville 592 395 67%
Clymore 834 782 94%
Craigsville 296 156 53%
North River 444 265 | 60%
Riverheads 834 711 85%
Stuarts Draft 834 607 , 73%
Stump 556 415 75%
Wilson 834 683 82%
Middle School 6th -8th 5
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supports having public water services to the area within the 20 year timeframe of the plan.
Development occurring in these areas are expected to utilize public water and should
develop at densities commensurate with those recommended in the Plan.

Policy 3: Funding Infrastructure Improvements. The county should consider making
strategic investments in infrastructure, such as sewer trunk lines and water tanks, to
facilitate growth in key areas where there is a reasonable expectation for a return on the
investment. The county may provide direct financial assistance for infrastructure projects
in combination with other sources such as state and federal grants or loans, the
establishment of service districts, privilege fees, or other similar mechanisms aimed at
keeping the fiscal impacts on the Augusta County Service Authority rate payers, as well as
the county citizens at large, to a minimum.

Policy 8: Linkage and Coordination of Water and Sewer Systems. When feasible and
consistent with the other policies of this Plan, additional utility linkages may be made in
order to gain similar efficiencies and back-up capabilities. Board approval will be required
when a line extension will have to cross a Rural Conservation or Agricultural Conservation
Area.

Staff comment: This use does not utilize public water AND sewer and is not consistent with Policy #1 above.

PLANNING COMMISISON RECOMMENDATION: Determined the Special Use Permit request is in
substantial accord with the Comprehensive Plan or part thereof. Written findings below:

Mr. Curd stated the arguments and concerns regarding the solar panels are valid. When the Comp Plan was
last updated it did not include solar energy because solar generated facilities were not envisioned at that
point. He believes the request is in substantial accord with the Comp Plan or part thereof. The project would
provide economic diversification, which the Comp Plan calls for, and it will have the required buffering. He
understands the adjacent property owners that do not wish to look at a solar facility, but feels they would
be better than a big industry or a housing development. The project will not increase road traffic or wear
and tear on the roads, it will not require more emergency services, schools will not be affected and the
project will not require public utilities. It will not create pollution or noise. It is also in accord with the
Comp Plan because the project will respect the landowner’s rights. He believes the request is in accordance
with the Comp Plan or part thereof.

Mr. Bridge stated he agrees with Mr. Curd’s comments. Mr. Kleine and Augusta Solar have provided a
number of things that meet the Comp Plan requirements or part thereof. He agrees that the project does
meet the Comp Plan or part thereof. He moved to recommend accepting the Special Use Permit as written
because it does meet, in part, the Comprehensive Plan.
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require public services, and the proposed request does not, Urban Service Areas have received investment
so as to expect such demand, while other areas of the county have not and would likely be more appropriate
for a large solar generating use.

CHARACTER

The surrounding character of the proposed request varies slightly based on the specific parcels involved.
Two of the project’s “pods” are adjacent to medium density residential development, existing Stone Valley,
Seasons Ridge, and the Hamptons neighborhoods.

Other “pods” of the request are characterized by nearby business development, such as Broadmoor Plaza
along Route 340.

Other “pods” of the request are characterized by adjacent industrial development of McKee and Target.

Other “pods” are adjacent to rural, low density residential development of Heston Farm Lane and Abner
Lane.

Most all of the “pods,” while having the above mentioned developed land adjacent or as a nearby use, are
also characterized by an existing rural and/or farming landscape.

The proposed solar facility has frontage along the following public roads: Stuarts Draft Highway (Rt. 340),
Mt. Vernon Road, Hall School Road, Shalom Road, Wayne Avenue, Patton Farm Road, and Lyndhurst Road.
As identified above, the character of the majority of these roads, with the exception of parts of Stuarts Draft
Highway, Mt. Vernon Road, Patton Farm Road, and Wayne Avenue, are representative of mostly rural
landscapes and/or farming landscapes.

Effective setbacks and buffering, although not a complete screen of the project, may make the request more
compatible with the surrounding rural landscape.

The proposed use, with regards to impacts, has two distinct phases. The construction phase and the
ongoing operation phase. The construction phase, relatively short, will create a greater land use intensity
than the ongoing operations. Staff recommended conditions aim to reduce the negative impacts during
construction as well as the ongoing visual impacts once construction is complete.

While the use, with the staff recommended conditions, may be compatible with the existing rural
landscape, the area, as described above, has also seen development of a residential, business and industrial
nature as would be expected in a designated county growth area. As the Comprehensive Plan envisions,
growth will continue in this growth area and such growth will likely not achieve the potential and character
as described in the Comprehensive Plan amongst a large, spread out, solar generating use that does not
create a walkable, interconnected, pattern of development.

EXTENT

The proposed facility will be placed on approximately 2,700 total parcel acreage with a land disturbance
footprint of approximately 1,100 acres. Substantial accord review as it relates to the extent of the request
is somewhat challenging with a solar generating use as proposed. The evaluation of public facilities, i.e.
parks, schools, etc., as it relates to extent, is mostly focused on the size of the facility in comparison to the
service area.
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@7 CoMMUNITY
. ENERGY SOLAR

CES comment: The landowners have made clear they interested in hosting the solar project on their
Agricultural zoned property and as established by the ordinance. It is important to note, this is the last
goal in that section, as if to emphasize, that regardless of other stated goals, policies and objectives, the
county values above all the freedom and rights of landowners.

Comprehensive Plan 2014/15 Update, Page 8-9

"It is also recognized that not every parcel of land in the Urban Service Area will be sold for
development within the next 20 years and not every parcel, due to site specific considerations,
is appropriate for development at the densities proposed.”

CES Comment: The Comprehensive Plan clearly anticipates that not all USA land is going to be put into a
use that is directly in line with the future potential zoning categories described therein.

Agriculture
All excerpts below taken from the 2014/15 Comprehensive Plant Update

“The county should promote the continued and enhanced viability of the local agricultural industry,
including innovative farming practices, new products ond support businesses. (Page 26)

“Provide a range of voluntary options for farmers and farmland owners for keeping their land in
farming and open space land uses.” (Page 18)

“Ensure that the agricultural and forestry industry in Augusta County has available to it a wide array of
methods for maintaining a viable agricultural economy.” [Page 19)

“Identify opportunities for farms to diversify and grow their businesses.” (Page 19)

“Support a variety of programs and strategies for farmers to ensure that their operations are fiscally
and environmentally sound.” (Page 20) {2014/2015 Update).

“Support programs to help ensure the transition of agricultural land ownership from one generation of
farmers to the next." (Page 19)

CES Comment: The proposed development would preserve the underlying land for possible future
agricultural uses {which are consistent with the current agricultural zoning designation applicable to the
subject property), while allowing farmers to generate income from the property with non-agricultural
uses, introducing “new products and support business” and diversifying their business. This is also a
very environmentally sound way for the farmers to strengthen their operations. This project will create
income for the current owners and allow them to continue farming portions of parcels in question — but
this is a temporary use that permits the owners to revert to agriculture or some other use in the future.

Economy

All excerpts below taken from the 2014/15 Comprehensive Plant Update
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COMMUNITY
ENERGY SOLAR

Objective B: Increase the workforce available to employers in the county. (page 24)

Policy 1: Training. The county should support efforts to develop training programs to ensure a
skilled labor force exists to meet the needs of the identified target businesses and industries.

Policy 2: Regional Efforts. Participate in regional efforts coordinated by the Shenandoah Valley
Workforce Investment Board and the Shenandoah Valley Partnership to improve local workforce
readiness.

CES Comment: Projects like this offer immense opportunity for technical and enrichment

programs. Community Energy has already had conversations with job training and rehabilitation
programs in the area. If the project is approved, we are committed to continuing those efforts with the
goal of providing opportunities to as many county residents as possible. Job training opportunities exist
in project planning and tracking, procurement, scheduling, health and safety, and of course construction
and field work.

General Government
All excerpts below taken from the 2014/15 Comprehensive Plant Update

“Manage the allocation of costs and benefits of public services in a fair and equitable manner... Maintain
the lowest possible property tax burden necessary to provide a level of public facilities and services
desired by County citizens and required in order to protect the public health and safety.” {Page 31}

CES Comment: The proposed development would have an extraordinarily low demand for most public
services and facilities, including transportation infrastructure, human services, utilities, fire, police,
libraries, and parks and other recreational facilities. As such it would not impose an additional burden
on public services. However, it would generate significant investment and resources on properties that
would not otherwise generate those revenues to benefit the County.

Goal 3: The County will strive to be a good steward of the environment. {page 32)
Objective B: Continue to support recycling and other “green” initiatives.
Natural Resources

All excerpts below taken from the 2014/15 Comprehensive Plant Update

“Protect the water, air, natural systems, and water supplies of Augusta County.”

CES Comment: This project is designed to address all those issues: to comply with the Energy Policy of
the Commonwealth of Virginia which specifically encourages the increase in the use of renewable
energy.
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for that matter, to abandon land they desire to keep the family, in favor of some form of development.
Importantly, as well, the Comprehensive Plan itself recognizes “that not every parcel of land in the
Urban Service Area will be sold for development within the next 20 years.”

In addition to the various excepts we have noted supporting the landowners rights, the “Martin Site” is
only partially used by the solar project, leaving significant acreage for other development should those
opportunities arise in the future.

General Government

Staff comment: The County has made significant investment in infrastructure in this area. See Memorandum
from Phil Martin, Executive Director of the Augusta County Service Authority doted December 31, 2018 as it
relates to lost potential revenue (Attached). The East Stuarts Draft Sewer Feasibility Study, of which Phase 1 is
complete, analyzes a backbone sewer collection system in this area. Phase Il provides for further exploration of
economic impact and return on investment and should be completed in March of 2018.

CES Comment: The only significant investment the County has made in this area is the increase in
capacity at Stuarts Draft WWTP from 2.4 MGD to 4 MGD at the same time the County was required to
increase treatment efficiency in 2010 in response to revised related standards. Community Energy Solar
has a number of questions and concerns about the underlying foundation of the December 31, 2018,
Memaorandum, We have provided these to the Planning Commission and Community Development
Staff via email and trust those are in the record.

Housing

Staff comment: The limited amount of Urban Service Area in Augusta County (6.4%) provides for a framework to
guide housing into a pattern which is efficient and affordable to the county taxpayer. If housing developments
were to sprawl throughout the County, the cost of providing public facilities and services would likely increase.
While this request is not in and of itself creating housing development in Rural and Agricultural Conservation
Areas, it proposes to occupy land planned for residential, business, and industrial development and having utility,
road, and school investments as it relates to such o plan.

CES Comment: To state that any of these areas will need to be rezoned for residential housing during
the life of the project is to overstate, and to ignore data presented in the 2014/15 Comprehensive Plan
update:

“Over the last 10 years, the county has issued an average of 422 building permits for residential units
per year. Assuming that number holds true going forward, existing zoning would support more than 650
years of growth. “ {page 5)

Land Use and Development

Staff comment: While the Comprehensive Plan did not envision or contemplate o large solar energy facility, the
request is not representative of a "compact, orderly, and coordinated development pattern.” The Comprehensive
Plan, as a policy, desires to develop those Urban Service Areas with limited capacities until those capacities are
met, but does not envision an expansion; therefore, Suiding development to those areas where the capacity of
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Transportation

Staff comment: Road improvement projects reflect growth areas envisioned in the Comprehensive Plan. This
request does not create a demand on the road network that is envisioned with the Urban Service Area of the
Comprehensive Plan/or Stuarts Droft.

CES Comment: We think this excerpt should not be considers as being potential counter to
conformance to the Comprehensive Plan; we read the project as supporting the Comprehensive Plan in
that it will not create additional traffic burdens in the area.

Utilities
Staff comment: This use does not utilize public water AND sewer and is not consistent with Policy #1 above.

CES Comment: We do not believe that not utilizing public water or sewer creates a conflict with the
Comprehensive Plan. This is not a rezoning and the land will remain agricultural. There is no
expectation in the Comprehensive Plan that current farmers within the Planning Policy Areas should
somehow be held responsible for paying for water and sewer, even though they do not plan to rezone
their property.

Conclusion

For all of the reasons above, we respectfully disagree with the Community Development Staff conclusion that
the Augusta Solar Project does substantially conform with the Comprehensive Plan.
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The applicant is advised to contact the U.S. Army Corps of Engineers and the Virginia
Department of Environmental Quality for any requirements related to proposed work in
wetland areas or adjacent to any streams.

Karst areas may exist in the project area. The applicant is advised to consult a geologist
to determine the extent of karst and a determination of the suitability of the sites for
development. Drainage calculations for karst areas must conform to DCR SWM
Technical Bulletin #2, “Hydrological Modeling and Design in Karst".

Portions of the project lie within Area 2 of the Source Water Protection Overiay (SWPO)
District. All provisions of the Source Water Protection Ordinance (SWPO) must be
satisfied. Additionally, for Source Water & Recharge Areas, the Comprehensive Plan
recommends restriction of land uses that pose a contaminant threat. Additionally,
stormwater practices that infiltrate or can contaminate groundwater should be avoided.
Water quality treatment and revegetation are recommended.

This property drains to South River which is listed on the Virginia DEQ 2016 Impaired
Waters List. This impaired segment extends from its confluence with Stony Run
downstream to its confluence with the Back Creek. The impaired use is recreation, the
specific impairment is E. coli.,, The sources of the impairment are wildlife other than
waterfowl, non-point sources and agriculture. Numerous TMDLs have been approved
for this segment for each of the impairments and must be considered by the applicant.

Additionally, the 2007 Augusta County Comprehensive Plan lists the South River —
Canada Run watershed as a Priority Watershed for Groundwater Protection due to the
presence of karst features and the location of Source Water Assessment Program
zones.

This property lies outside of the Airport Overlay District (APO).

Portions of this development lie within Zone AE on the FEMA FIRM and portions of the
development are within the Floodpool area of the Waynesboro Nurseries Flood Contro!
Dam. Any development on this portion of the property must meet the provisions of the
Floodplain Overlay Ordinance. Placement of fill in this area is discouraged. Any fill
placed in this area could impact other properties and will require a detailed flood study
and a Letter of Map Revision (LOMR)} from FEMA.

Portions of this development also lie within the dam break inundation zone(s) for
several flood control dams. As long as no habitable structures are proposed, there
should be little impact. See notes in Natural Resources Recommendations below.

Natural Resources Recommendations from the Comprehensive Plan

In Urban Service Areas
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For unique natural features such as caves, major karst features, critical habitats, etc.,
the Comprehensive Plan recommends to tie these features in with greenways, active
and passive recreation areas and flood plain preservation areas.

FIRE AND RESCUE’'S COMMENTS: Fire-Rescue sees little to no impact on service
delivery from this request. During construction there will be an increase of traffic to the
area, but after constructed, there will be litile to no impact. Fire-Rescue has no further
comment.

COMMUNITY DEVELOPMENT STAFF COMMENTS: If the Board chooses to approve
the Special Use Permit request, attached are recommended conditions of the Special
Use Permit.

PLANNING COMMISSION COMMENTS: The Planning Commission encouraged the
Board of Supervisors to make sure the setbacks and buffering system for the solar
project are appropriate. They would like to see additional setbacks and buffering for the
property coming in on Rt. 340 near Mt. Vernon Church. They also recommended that
the Board look at the project per parcel rather than the project as a whole.
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provided below. If the County Administrator and/or his designee determines that site features identified
are not being properly maintained, as described herein, then the applicant shall be given a notice to
remedy as is the standard zoning violation policy of Augusta County as amended..

8. Setbacks, either as determined by the Concept Plan or set by the Board during their review, shall be
measured from the fence line of the project.

9. No additional panel areas, no change in access roads (unless otherwise required by VDOT or access
roads internal to the fence line), nor revised buffering tree heights shall be permitted without amending
the Special Use Permit as approved.

10. Wetlands shall be inventoried, delineated and avoided with no construction of panels or access roads
within 35 ft. of the delineated wetland.

11. All operations and infrastructure of the large solar energy system shall maintain a 35 ft. buffer from all
streams.

12. The applicant must obtain site plan approval within 18 months of the issuance of the Special Use Permit,
and building permits must be obtained within 1 year of site plan approval, and construction shall be
substantially complete within one year of the issuance of final building permits, unless otherwise
extended by the Board for good cause, which approval shall not be unreasonably withheld..

13

A mixture of endophyte free creeping red fescue and white Dutch clover shall be planted underneath all
panels. If using a planting drill to seed, use 20 Ibs creeping red fescue and 1 Ib white Dutch clover per
acre. If using a broadcast planter, use 30 lbs of creeping red rescue and 2 Ibs of white Dutch clover per
acre. This seed mixture shall be planted in the late summer to early fall. These conditions represent the
suggested seed mixture and planting requirements given by the United States Department of
Agriculture-Natural Resources Conservation Service local office. 1f the Applicant/Owner decides on a
variation from this suggestion, such variations must obtain written approval from the United States
Department of Agriculture-Natural Resources Conservation Service local office, and such approval be
submitted to the Augusta County Department of Community Development.

14. Along the fence line, access roads, and buffer areas, the applicant shall work with and obtain approval
from the United States Department of Agriculture-Natural Resource Conservation Service local office to
implement the planting of desired grasses and pollinators and a mowing schedule that will provide the
most wildlife benefit and provide some aesthetic benefit.

15. The Applicant and/or owner shall spread pollinator supportive seed mixture within new landscape
buffers and adopt best management practices to increase pollinator activity during operation of the
facility in order to achieve a minimum score of 145 points on the Virginia Department of Conservation
and Recreation’s “Virginia Solar Site Pollinator/Bird Habitat Scorecard™ dated March 2018.

Note: The applicant proposes the following amended language

The Applicant and/or owner shall adopt best management practices to increase pollinator activity
during operation of the facility with the goal of achieving a minimum score of 145 points on the Virginia
Department of Conservation and Recreation’s “Virginia Solar Site Pollinator/Bird Habitat Scorecard”
dated March 2018. [Applicant note: this is a voluntary goal that we support, and a couple of our grass
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shall be demonstrated on the final site plan with a tree preservation plan, which shows all trees that are
to be preserved.

22. Landscaping Plan. The applicant shall submit a proposed landscaping plan for each perimeter of the
solar energy system (outside all fenced areas) to the County Administrator and/or his designee for
review and approval as part of the full site plan, which shall be in general conformance with the Buffer
Plan — Type A as submitted with the Concept Site Plan prepared by Kimley Horn, dated January 29,
2019. The following conditions shall govern the installation of landscaping in accordance with the
landscaping plan:

a.

All landscaping shown on the landscaping plan shall be installed, at the heights specified on the
Concept Site Plan prepared by Kimley Horn, dated January 29, 2019, and shall be in good
condition prior to issuance of a Certificate of Occupancy and prior to beginning production of
electric power.

In the event that the Applicant requires a minor deviation from the approved landscaping plan or
full site plan, such deviation shall be provided on a revised plan sheet for review and approval by
the County Administrator and/or his designee. Minor deviations shall not include changes to the
proposed install heights.

In areas where there is an existing timber buffer remaining on the solar energy system parcel that
provides at least the equivalent buffer benefits as the buffer proposed on Sheet Number CP 101
and CP 201 on the Concept Site Plan prepared by Kimley Horn, dated January 29, 2019, then the
existing timber buffer shall be retained as the perimeter landscaping. All existing timber buffers,
which may require supplementation with planted trees if the existing buffer consists of a
relatively thin block of trees or lacks significant understory, are subject to review and approval
by the County Administrator and/or his designee. The use of existing timber and natural
screening is preferable.

In areas where sufficient existing timber does not remain, the landscaping requirements shall
conform to the Concept Site Plan prepared by Kimley Horn, dated January 29, 2019. The trees
shall be planted during the appropriate time of year, subsequent to the completion of
construction. The install and mature heights of the proposed trees and shrubs shall conform to the
conceptual site plan referenced above.

A surety agreement for landscape maintenance in a form acceptable to the County Attorney shall
be submitted and approved prior to the issuance of any building permits. The amount of the
surety shall be determined by an independent landscape architect selected and compensated by
the Applicant but approved by the County Administrator and/or his designee. The amount of the
surety shall be equal to a reasonable estimate of the amount needed to establish, and following
establishment, to maintain the landscaping required by the approved landscaping plan for two (2)
years after initial installation. Once the landscaping has been successfully established, the surety
amount will be reduced to that needed for two (2) years of maintenance thereafter, The surety
will be released only after decommissioning is complete.

All landscaping will be reviewed by the County Administrator and/or his designee following
installation, at one-year following installation, and as necessary thereafter to ensure the
landscaping is being maintained.

The landscaping plan shall be reviewed and approved by the County during site plan approval,
and the applicant shall work with the County to identify the species that will provide the best
aesthetic and environmental benefit, while also considering market availability..

The use of herbicides for perimeter landscaping shall be minimized to the greatest extent
practicable.
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34.

35.

36.

37.

c. Designate a specific individual and provide that individual’s name and contact information to the
County Administrator and/or his designee, to which questions, complaints, or concerns during
construction may be directed.

d. Prior to the initiation of construction, mail a notice of construction activity to all property owners
whose properties are adjacent to areas on which the solar energy system will be constructed. The
notice shall summarize upcoming construction activities, describe the areas in which
construction will occur, including the main routes of delivery, and provide the name and contact
information of the solar energy system representative to whom any complaints, concerns, or
comments may be addressed.

e. Provide adequate portable sanitation facilities that are located in a manner that facilitates ease of
disposal but that are not within one hundred and fifty (150) feet of any property boundary of a
parcel on which a home is located and whose owner is not participating in the solar energy
system.

f. Prohibit any personnel associated with the construction of the solar energy system from
overnight lodging at the site.

Incorporate a protocol developed in coordination with the County Administrator and/or his designee that
specifies the phased construction of designated units of land so that the total area of disturbed land at
any one time is appropriately limited give the nature of the construction activities, the site of the Project,
the topography and water resources of and in the project area, and the erosion and sediment controls to
be employed. The protocol will be designed to ensure that ground cover is expeditiously established, and
appropriate site stabilization achieved throughout construction. A construction phasing plan shall be
submitted for review with the full site plan.

Any electrical wiring used in the system shall be underground except where wiring is brought together
for inter-connection to system components and/or the local utility power grid. Electrical distribution
lines between the inverters and the point of interconnection shall be underground except where crossing
creeks, floodplains, wetlands, and at the point of interconnection. Nothing in this condition shall prevent
the ability to utilize underground boring technology.

The Applicant shall fund, for the period of construction and until the site has been revegetated, one Full
Time Equivalent certified third-party erosion and sediment control and stormwater inspector, to be
selected and directed by the County Administrator and/or his designee. Such erosion and sediment
control and stormwater inspection shall provide e-reporting to a central File Transfer Protocol (FTP) site
to which the County’s Program Administrator shall be granted access. Reports will be submitted no later
than next day following any inspection and shall include the inspection report for each disturbed area of
development. Site inspection and reports shall be conducted and reported at a minimum as required by
the Virginia Stormwater Management Program (*VSMP”) permit. Any corrective actions done in the
field shall be e-mailed to the County’s Program Administrator within 24 hours of completion.

This Permit shall be valid for a period of thirty-five (35) years from the start of commercial operations
of the system, which shall be the date on which the system first delivers non-test energy to the high-
voltage transmission system, or until hereunder this Permit lawfully terminated or terminated as a matter
of ordinance or other law prior to the natural expiration date, whichever is sooner. At the end of the 35
year period, unless otherwise extended by the Board, unless hereunder this Permit decommissioning is
required sooner, the system shall be deemed to have reached the end of its lifespan and
decommissioning shall begin.
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¢.) The amount of the requisite surety thereafter shall be set in an amount equal to a reasonable
estimate of the cost of decommissioning the Facility excluding any salvage value that may be
associated with such cost estimate. Such surety may be submitted in the form of a parental
guarantee of an investment-grade creditworthy entity.

d.) Every three (3) years thereafter vear fifteen, an independent professional engineer retained in
accordance with (b) above shall review the surety amount and shall determine whether it should be
revised, according to inflation and other relevant cost variable to ensure that the posted surety will
cover the projected gross cost.

e.) The surety document and/or funds shall be released, but only after the decommissioning is complete
and the Applicant has submitted a report to the County Administrator and/or his designee
demonstrating compliance with all decommissioning requirements to the satisfaction of the County
Administrator and/or his designee.

40. The estimated amount for the salvaged materials shall not be part of the consideration in the
decommissioning cost estimate.

41. Subject to an approved grading plan, the project shall retain existing topsoil of 12 inches or less. In
cases where existing topsoil exceeds 12 inches, the project shall retain such existing topsoil as
reasonably possible.

42. All obsolete or unused systems shall be removed. Any structure or equipment associated with the solar
energy system that is not operated for a continuous period of three hundred sixty five (365) days, except
for periods of necessary maintenance and/or repair not to exceed 15 business days, shall be considered
an obsolete or unused system. An expeditious timeline for removal shall be submitted to and approved
by the County Administrator and/or his designee.

43. Panel Specification and Composition. At the time of construction, the Applicant shall provide to the
County Administrator, a written panel specification disclosure document that includes the composition,
toxicological information, and the physical and chemical properties of all of the solar panels, including
coatings, being utilized for the Project. The Applicant commits to utilizing and shall utilize
monocrystalline solar panels for the Project. The Applicant shall not utilize any panels that of the type
known as thin-film panels, including but not limited to not utilizing panels manufactured with or coated
using the GenX chemical, amorphous silicon (a-Si), cadmium telluride (CdTe), copper indium gallium
selenide (CIS/CIGS), or organic photovoltaic cells (OPC) panels. Moreover, to the extent any panel
utilized has a Safety Data Sheet associated therewith under 29 CFR 1910.1200(g) and its Appendix D,
the Safety Data Sheet shall be disclosed, as well.

44. Corporate Structure, Assoctations, and Information.

a. Augusta Solar LLC, upon issuance of the Permit, shall provide written contact
information/relational charts to the County Administrator, with a copy to the County Attorney,
regarding its business structure and its affiliations, including but not limited to its affiliations,
members, parent company, and subsidiaries.

b. Applicant and all successors-in-interest, including current and future owners, lessees, sub-
lessees, and permitted assignees shall provide the County Administrator, with a copy to the
County Attorney, written notice of changes of ownership within thirty (30) days thereof.
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public water and sewer. Prior to the issuance of a final certificate of occupancy, the Applicant
shall submit to the Authority an agreement specifying that the Applicant, its successors and
assigns, shall contribute to the Authority in year 1 of operation, and for each successive year for
the 35 years of operation of the solar facility (or lesser time in the event that the facility is
decommissioned prior to 35 years) an amount equal to the amount identified as “Water and
Sewer Fund” on Exhibit D of document titled “Community Energy Solar Project Summary”
which document has been submitted to and is on file with the Department Community
Development of Augusta County.



N R M TEEE B o TRIRRES 3 4
i T g & . Ldial T F
v _w .vo«»_v éomwwcn r ..mh 2% 5 ff ..m - m.w,.«\\\
~ - i3 v o ) 4
B ) oveev Jire (MANOLG, - N = - m‘m ot - -y s
® N1 NZ.m.r.mDZ ...-..Jam.lmn i F f _4_. SEOIYC -”fn_ - rSW_— wN-. .\J\..\\\ ;va. ; 2
S ol 1p s ~<if ey N B
k. Z .1 B3dony - omq,qvw b e 57 o i
~_ N13AQH89 P LR e -t ) . sl > g -
-\..Ilaé.__w“_wU Hwﬂ\nﬂ A= e =T I \Awbr £V
A _HEHIMYMINOS - ' 1 R Ay o o
«.n_d"ru e m” 2 e " e
LT O 3 - ] o i -~ & A
Y v
v G o Fon . oy i i
AN i B e e TN T yi
HOMVYEYHOY Gy 7 il i, 3 ;
S e ™ = 5 20 WY o
i -x S - .-.~|1 - o g /n 2 H. P
. & [ oA f sty e
L INT XA 50 2k — = ALY
..,._I...ll,vum._ix; 7 T . LY T
T e b ST e L e S =
| gt P 1 ! ¥ N i
C =3 o, s R g -
2" A : o VLRREEH
L o " 3 F
i ;Y0300 / 2 i

T U HILNM S -

w

OHINOZ

Bupez
WO 1) Seul] by Bappopy iR seniny

pusdan

AR L

| o wavy
HOLLvd .

L
L Relel-TY

S HOALN LM

M

¥ 4
3 toﬂqs.n.-.t
.
T
_p.wuur_._w_..
- 3 '
nx.ze D =i e 2 2 S0 v
S 1SS 30N
N 18 7 K7 €50 R TR
d..%. A.nmv :mw.,( Cieiietopntuh Mn...,-
BATHYHO & 0, | ahuanATMaE : )
KA w £ | 3Av 304
au u.% ; - | i i _
3H1LSTH : P e TR g
g oo 5 98 q = |
=17 fhe L e
i o =) ¢ =
L - _. oS W
. \‘\ \ 3 13
i S | - EES
g™ [ . S-c -
$ : ~—t
83 T
m
o
£
o
2

HO KNYDO Y

el p._..lu.\,_.l it

By~ . £ _.
. b Ao 8B 50 ¢
¥ ugss0a T i o
T P )2,« & i =
4 v.zo,z L EiR A s (N o

i e =7 § 2 o m“nn_,_ .«
Al el Oy E = R
A HIS Lo, -
g 36 (st

5)
A






wory spaeg uran [
I ANy JSuepha ] gty u
(83'DC° LI *o0r) musy pRgpey INeE pnbny

pusie

ML
=

=i ALD
T

=1l
Ry 8w

e A=
L2 e

iy

HENYBYHOMN |

G -

b ] o

* .
INTX00. 7.
Lo agwvns T

,.. - Nh, 18

-

LN
kY

[y
(&)
s
-
[=%
[

N
VINSTO
l"' ﬂQGE LH -

-
7
i
e

SRY PR e

& i d.zrﬁmmmu.z_mi. © AR
6 1 i E
: . e ! v ] 5929015 U1, —
o : : it = | 4 ) = e : - - IRV ANATM |
53 YHD, i , : i : : a i i / = ey - ) |
L j | s e Sl™ e :
anLsiyd .

rer——Ter——1|
m"l-'}

L

(H HLAOWH VA
4‘ .I

bs

2 0d NONH3A LNNON

;a0 gmssed
|
TRl
"

f B\ h -
- W HINEY, :
P T O i ¥ i el oy







:SUOIIPUO paisanbay

‘[1oafoud siy} jo ued aq jjim swajsAs
jOUOD UOISO.LI0D OU ey} pejels sey jueajdde ayy Juswiuod yes] -1oeloid siyy
JO Hed aq [Im SWB)SAS |0JJUOD UOISOLIOD Aue JI 8S0josIp 0} speau juedjdde ayl ¢
"uonelado Jo/pue uolansuod josloid
ay) 1o} spasu Jamas/aiem Buipsebal uonewuoul apinoid o} spasu juedidde ay| ‘g
‘Auadoud ay) uo pajeoso} ulew Jamss Bugsixa ue s1asvyl ‘2
‘Apadoad ay) Jo apis e 1Y au) Buoje pajeso| utew sajem Buysixs ue s|aldy] ‘L

‘SIN3WNODI S ALIMOHLNY JJIANTS

‘eaJe pue| |e)0} 8y} JO %0z 0} dn U0 S8sN 8210 pue |I818) S0USIUSAUOCD
pue aioe Jad syun Buiemp Jybie 0} Jnoj Jo AYSuUSp B Je sasn [enuapisal JO AJ9UEA B apn|oul
0} pauoisiaug SI Yoiym juswdojeasq asn peXiIN pooyloqybieN ainny Joy pajeubisap
pue ue|d aAaisuayaidwos ay) 1o ealy ao1A18S ueqln ue ul sl Apadold :SdVIN 3SN ANV

padojaaspun pue ainynouby |eJausg pauoz ApusLng :'d'N'S YO ONINOZ SNOIATMd

‘ISOM
sy} o) Buluoz |enuapisay Aued o|fulS pue [enuUSpISSY PsyoeNy ‘Ove SN0y Bunuoy
uolod ‘)sem ay) 0) Bujuoz ssauisng (BJauac) 'Jsea sy} 0} (UOISIPGNS ASjeA 2A0)S)
Buiuoz JuswdojeAsg JUN pauueld ‘YINos pue yuou ey} o} Buiuoz aimnouby [esauss)

‘ONINOZ ALINIOIA
28L 0L S ¢8.'89 0 £cl ¥80
abealoy [B10) | SeJov ||I1SSe|D | S840V || SSeD $810Y | SSB1D dWL

‘Ajuno) ey} u) sesodind Bujwiey 10) 1Saq aU} PaIspISUOD ale S|I0S ||| PUE °|| ‘| SSE|D
‘NOILLYINHO4NI ST10S

saloe g ‘xoiddy
T13NVd 43ANN 3LUsS 40 3Z1S

‘'saloe L) Alplewixoiddy
:ALd3d0dd 40 3ZIS

eze|d
loowpeolg JO jsea pue aAUg auo)g Jo isam isnl Aemybiq yeiq spenis Jo apis Yynos
:ALY3d0O¥d 40 NOILLYDOT

[e1@ ¥, weynbin ||leming sswer
*43INMO ALY3dONd

I *U39INNN 311S




1. No panels and/or appurtenances (including fences and landscaping) installed
within 20 feet each way of the centerline of the existing sewer main to ensure
adequate space for future operations and maintenance. [Staff comment:
Submitted site plan appears to provide for the space requested, but shall be
confirmed as a condition of the permit.]

2. No panels and/or appurtenances (including fences and landscaping) installed
within 40 feet of Stuarts Draft Highway right of way to provide adequate space
for future water/sewer infrastructure installation. [Staff comment: Submitted site
plan shows 180’ from Stuarts Draft Highway.]

3. Ground surface elevations shall not be changed and no water shall be
impounded over any existing water/sewer infrastructure without written consent
of the Service Authority.

4. Where public water/sewer utilities are located on the same property as the
proposed project, the Service Authority shall have the right to utilize access
roads constructed for the project or be provided with reasonable access to the
utilities by truck.

STAFF RECOMMENDATIONS

The site plan for this property shows the location of panels on the eastern portion of the
property, abutting the Stone Valley subdivision, which is zoned Planned Unit
Development.

The solar ordinance identifies a 200’ setback from all property lines and a 1,000’ setback
from any adjacent land zoned residentially. The Board is able to vary those setbacks if
they determine that the reduced setback is adequate to protect neighboring properties. In
addition, the solar ordinance requires one of two buffer alternatives for all adjacent
property lines that are not part of the project.

However, the Board is able to modify the buffer requirements such that the subject parcel
or modified buffer complies with at least one of the following criteria:

1. The buffer is paralle! and adjacent to an existing utility or drainage easement of
at least one hundred feet (100’) in width.

2. The buffer is between uses that are to be developed under a common

development plan or series of development plans.

The buffer is parallel and adjacent to an existing railroad right-of-way;

The topography of the parcel is such that buffering would not be effective;

The property is adjacent to an established industrial use;

. There is existing vegetation either on this lot or the adjacent lot to provide the
required buffer benefits.
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The site plan does not propose a landscape buffer to the adjacent property to the west.
There is existing vegetation along the river. The Board will need to determine if a
modification of the buffer requirement can be granted pursuant to criteria #6 above.

The existing character of the area is representative of business development fronting on
Route 340 and adjacent residential development on either side of the parcel of request.
For this reason, staff would not recommend approval of the special use permit on this
parcel as the use is not in keeping with the existing adjacent development. Furthermore,
the parcel is designated for residential and business mixed use development in the
Comprehensive Plan, with access to water and sewer and frontage on Route 340.

Staff feels that the development of solar panels is not in keeping with the purpose and
intent of the Urban Service Areas of the Comprehensive Plan. Urban Service Areas are
defined as areas which are appropriate locations for development of a full range of public
and private land uses of an urban character on public water and sewer, in either the
immediate or long term future (20 year timeframe of the plan). Furthermore, Augusta
County Code Chapter 24 requires development in an Urban Service Area connect to
public water and sewer where available, further cementing by ordinance the Planning
Policy Area’s identified in the Comprehensive Plan.

Furthermore, the 2015 Comprehensive Plan Transportation Plan summarizes the Stuarts
Draft subarea as follows:

“Stuarts Draft has been a traditional hub of industry for the county with
Alcoa Building Products, Hershey Chocolate of Virginia, Inc., Hollister Inc.,
McKee Foods Corp., NIBCO, and Target Distribution Center all located in
this subarea. This industrial base has also supported growing commercial
and residential sectors. Two of the most active subdivisions in the county,
Overlook and Stone Valley, are located in Stuarts Draft. US 340, at five
lanes through the subarea, has underutilized capacity to accept additional
traffic and the water, sewer, and school infrastructure is also sufficient to
handle increased development. Therefore, Stuarts Draft is expected to
continue to experience residential growth and be a desirable location for
manufacturing, distribution, and industrial operations in need of larger land
parcels.”
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uses at a density of 4 to 8 dwelling units per acre and convenience retail and office uses
on up to 20% of the total land area.

SERVICE AUTHORITY’S COMMENTS:

1.

2.

There is an existing water main located along Rt. 340 north, adjacent to 75-68C
and 75-68.

While the properties are located in the Urban Service Area, there are no existing
or proposed sewer mains intended to serve other properties that conflict with the
proposed use.

There is an existing water main located along Mt. Vernon Rd.

The Service Authority's long term system master planning for this area includes
a potential (unbudgeted) future sewer main extension through TM Nos. 75-64
and 76-30 to TM 75-59, based on topography. The intent of this future line was
to provide service to these parcels and some additional property to the north.
Another, less formal review of sewer service for the Rt. 340 corridor, showed a
sewer force main along Mt. Vernon Rd. The exact location and installation timing
are typically based on growth. Phase | of a study has been completed to
examine sewer infrastructure routing and feasibility for this area. This areas was
identified for further economic evaluation, which will be completed by March.

The applicant needs to provide information regarding water/sewer needs for the
project construction and/or operation.

The applicant needs to disclose if any comrosion control systems will be part of
this project. [Staff comment: Applicant has stated no corrosion control system will
be utilized].

Requested Conditions:

1.

No panels and/or appurtenances (including fences and landscaping0 installed
within 40 feet of Stuarts Draft Highway and Mt. Vernon road right of way or the
center of the existing water main, whichever is greater. [Staff comment:
Submitted site plan appears to comply with requested condition].

Ground surface elevations shall not be changed and now water shall be
impounded over any existing water/sewer infrastructure without written consent
of the Service Authority.

PLANNING COMMISSION COMMENTS: The Planning Commission encouraged the
Board of Supervisors to make sure the setbacks and buffering system for the solar
project are appropriate. They would like to see additional setbacks and buffering for the
property coming in on Rt. 340 near Mt. Vernon Church.
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Adjacent parcels to the east (TMP 75-68) and south are part of the SUP request. If these
adjacent parcels obtain a Special Use Permit for a large solar energy system, then
setbacks and buiffering would not be required as shown in the proposed site plan. If
these adjacent parcels do not obtain a Special Use Permit, then the applicant must
comply with setbacks and buffering per the ordinance.

The site plan shows a proposed 110’ buffer from the adjacent property to the west with an
enhanced landscape install height (tree 10’ and shrub 36"). The adjacent property to the
west operates as Milmont Greenhouses. Staff is of the opinion that the reduced setback
and landscaping buffer should not adversely affect this existing adjacent use.

TMP 75 68

The site plan shows the limit of panels on this parcel setback 280° from Route 340,
directly to the north. The site plan proposes an enhanced landscape install height (tree
10’ and shrub 36").

The limit of panels are located 110’ from Mt. Vermon Road directly to the east with the
proposed ordinance standard buffer (6’ tree install height and 18" shrub install height).
The ordinance establishes a 200° setback standard, which can be reduced by the Board
of Supervisors if such a reduction is determined to adequately protect neighboring
properties. Staff is unable to recommend such a reduction from the ordinance standard
as there is no existing vegetation or topographical feature, or other mitigating feature, to
be considered.

The site plan proposes a 200' setback from adjacent General Agriculture properties,
developed as single family residences, to the south. The site plan proposes a
combination of the proposed ordinance standard buffer and an enhanced landscape
install height (tree 15’ and shrub 36") adjacent to these properties, providing a double row
landscape buffer.

The parcel! to the west and south is included in the SUP request. If these adjacent parcels
obtain a Special Use Permit for a large solar energy system, then setbacks and buffering
would not be required as shown in the proposed site plan. If these adjacent parcels do
not obtain a Special Use Permit, then the applicant must comply with setbacks and
buffering per the ordinance.

Zoning in this area is mostly General Agriculture with some business and residential
development.

The Comprehensive Plan identifies these properties as being in an Urban Service Area
and slated for future industrial development. However, the Stuarts Draft Small Area Plan,
which has yet to be adopted, identifies this parcel as Neighborhood Mixed Use (variety of
residential uses at a density of 4-8 and convenience retail and office on up to 20%). The
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10" and shrub install height 36"). While this specific parcel has only approximately 250" of
frontage on Mt. Veron Road, the Board will need to approve a 100’ setback reduction
from the 200’ ordinance standard.

TMP 75 59 and 84 111

There are a couple of General Agriculture zoned lots east of the property of request. The
site plan appears to propose a 110’ or 160’ setback, depending on the location, from the
adjacent parcels to the east. The Board will need to determine if the requested reduction
in the proposed setback, from the 200’ ordinance standard, is sufficient to protect
neighboring properties. An enhanced landscape buffer (15’ tree install height and 36"
shrub install height) is proposed for the adjacent parcel to the east but does not appear to
also be proposed for the other adjacent parcel to the northeast. Staff would recommend

that the proposed buffer be extended along the property boundary with the adjacent
northeast parcel.

The proposed site plan shows a 610" setback from Mt. Vernon Road on these parcels.

The Comprehensive Plan identifies these parcels as being in an Urban Service Area and
designated for future industrial development. Staff feels that the development of solar
panels is not in keeping with the purpose and intent of the Urban Service Areas of the
Comprehensive Plan. Urban Service Areas are defined as areas which are appropriate
locations for development of a full range of public and private land uses of an urban
character on public water and sewer, in either the immediate or long term future (20 year
timeframe of the plan). Furthermore, Augusta County Code Chapter 24 requires
development in an Urban Service Area connect to public water and sewer where
available, further cementing by ordinance the Planning Policy Area’s identified in the
Comprehensive Plan.

Furthermore, the 2015 Comprehensive Plan Transportation Plan summarizes the Stuarts
Draft subarea as follows:

“Stuarts Draft has been a traditional hub of industry for the county with
Alcoa Building Products, Hershey Chocolate of Virginia, Inc., Hollister inc.,
McKee Foods Corp., NIBCO, and Target Distribution Center alf located in
this subarea. This industrial base has also supported growing commercial
and residential sectors. Two of the most active subdivisions in the county,
Overlook and Stone Valley, are located in Stuarts Draft. US 340, at five
lanes through the subarea, has underutilized capacity to accept additional
traffic and the water, sewer, and school infrastructure is also sufficient to
handle increased development. Therefore, Stuarts Draft is expected to
continue to experience residential growth and be a desirable location for
manufacturing, distribution, and industrial operations in need of larger land
parcels.”
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not be pursued until there is adequate need. The actual potential for source
development is unknown.

3. The Service Authority’s long term system master planning for this area includes
a potential (unbudgeted) future sewer main extension through TM Nos. 75-64
and 76-30, based on topography. The intent of this future line was to provide
service to these parcels and some additional property to the north and west.
Another, less formal review of sewer service for the Rt. 340 corridor, showed a
sewer force main along Mt. Vernon Rd. The exact location and instailation timing
are typically based on growth. Phase | of a study has been completed to
examine sewer infrastructure routing and feasibility for this area. This area was
identified for future economic evaluation, which will be completed by March.

4. The applicant needs to provide information regarding water/sewer needs for the
project construction and/or operation.

5. The applicant needs to disclose if any corrosion control systems will be part of
this project. [Staff comment: The applicant has stated that no corrosion control
systems will be part of the project].

Requested Conditions:

1. No panels and/or appurtenances (including fences and landscaping) installed
within 40 feet of Mt. Vernon Road and Hall School Road right of way to provide
adequate space for future water/sewer infrastructure installation and maintenance.
[Staff comment: The submitted site plan complies with this request as the minimum
setback shown is 50 feet].

STAFF RECOMMENDATIONS

The site plan shows the location of panels north of Hall School Road and the river and
east of Mt. Vemon Road. Site 3 is located west of the driveway entrance for these
properties directly across from the ballfield.

The solar ordinance identifies a 200" setback from all property lines and a 1,000’ setback
from any adjacent land zoned residentially. The Board is able to adjust or vary those
setbacks if they determine that the reduced setback is adequate to protect neighboring
properties. In addition, the solar ordinance requires one of two buffer altematives for all
adjacent property lines that are not part of the project.

However, the Board is able to modify the buffer requirements such that the subject parcel
or modified buffer complies with at least one of the following criteria:

1. The buffer is parallel and adjacent to an existing utility or drainage easement of
at least one hundred feet (100°) in width.

2. The buffer is between uses that are to be developed under a common
development plan or series of development plans.



40} uoneoo] ajqelisap e aq pue Yymoib jefjuapisal ssusiiadxa o} anujuos
0] pajoadxs st Yyelqg suens ‘alojelsly] Jusuidojensp paseeloul sjpuey

O] JUaIdIYNS OS[e Sf BUNJONJISEU] [OOYIS pue Jomas Uslem ayj pue aiyed
jeuoiippe jdaaoe o} Ajjoedes pazijniapun sey ‘eajeqns sy} ybnosy) ssue|
oA 1B 'OFE SN HeIq sSHemS Ul pe)edo) ale ‘AsljeA auolS pue 3OOoLBAQ
'‘AIUN03 3y} Ul SUCISIAIPGNS BAJJoR JSOW BU) JO OM] "SJ0}D8S [BljuapIsal pue
jeisewnuon buimolb pepioddns osfe sey aseq [elLSnpul SiYy | ‘ealeqns sy}
ul pajedoy je sojuen uonnquisia 1ebies pue ‘0OOgIN “dio) spoo aayoN
““ouf s8)sijfoH “ou} ‘elutbiA Jo s1ejoo0yD AaysisH ‘Sjonpoid Bulpling eooly
yum AJunoo ey oy Aisnpuj jJo gny jeuonipel) e uaasq sey yeiq spens,,

‘SMOJ|0} SE ealeqns Yeiq
SUeN}S 8Y) S8ZUeWLWNs ue|d uojepodsuel] Ueld aAisuayaidwo Loz a4yt ‘asouusyund

‘ueld aAIsuayaidwon) ay;
ul paynuapl s ealy Adjjoq Bujuueld ay) soueuiplio Aq Bunuawag Jsyuny ‘s|qejieae asaym
Jamas pue Jajem 2||qnd 0} 108UU0D ealy adAleS ueqn ue u) Juswdojgasp saiinbal g
Ja)deyn apon Aunon eisnbny ‘alouwuayund -(ueid ay) Jo sawelswiy Jeah gz) 2injny Wua)
Buoj 10 ajeipaww) sy} Jayje uy ‘Jamas pue Jajem 2)gnd uo Jajoeleyd uequn Ue Jo Sasn
pug| ajeaud pue oignd jo abued |n} e jo Juswdojaasp 1o} suoiiedo] ajeudoidde ale yolym
seale Se paulep ale sesly aJjAIag ueqin ‘ue|d aAIsuayaidwor) ay) Jo sealy SoAI8S
ueqin ay} jo usul pue asodind ay) yum bBuidasy ul jou s| sjsued aejos Jo Juswdopaap
a3y} jey; s|es) yels ‘dew asn pue| ainjny sy} uo [eujsnpul se pajeubisep |aoled usyjo
ay) pue (%02 Ajprewixoidde uo |IB)ja1/22140 Yum @-¢ JO AJISUsp e je |euapisal Jo Ajouea)
asn paxiN pooyloqybiaN se psjeubisap peoy UOWaA YA Jo Isea Ajjoalip |gased ay) ypm
ealy so1A18g ueqin ue uiyim Buiaq se siealed asay) sayjuspl ueld aaisuayaidwor sy

oBqIas padnpal pue uoniealipow
Jaynq e uoddns pnod yuou sy} o} Ausdoid ayy o) juadelpe uonejsbsa Bupsix3
‘JUou ayy 0} |eased juaselpe ayl wolyy yoeqes 06 e sasodoid ueld ays syy ‘Apsen

‘PEOY UOWSA
‘W Buoje psysmsia ay) 109)0.d 0] sjenbape si JOBQISS PJEPUBIS ,00Z SY) Ul UORONpal
pesodoid ay) Jayjaym JOpISUOD 0] paaU |IMm pieog 8u | “soueulpio paydope ayy ul painbal
se Jaynq adesspue| B YIm pecy UoWaA WA Wol yoeqiss g8 ue sasodoid ueid ays sy

‘uoneo|dde
dNs D711 Jejos eisnBny ay) jo ped si {(peoy uows I\ SSOIoe) jsam ay) o} Auadoid

"S)ijuaq Jayng palinbal
ay} apiaold 0} 10| Juadelpe ay) 40 10| SIU} uo Jayie uoneysbsa Bunsixe s alay] ‘9
‘asn |euisnpul paysiiqelss ue o} Jusselpe st Auedoid ay) g
‘9AIDaYe 3q Jou pinom Buuayng jey) yons si |9ased ay) jo Aydeibodoy sy| ‘¢
‘Aem-jo-)yBu peoljiel Bugsixa ue o} Jusselpe pue |s|esed s|Jayng ay] ‘g



manufacturing, distribution, and industrial operations in need of larger land
parcels.”



‘umowun st Juawdoleaap
aoJnos 10} |enuadjod |enjoe ay)| ‘pasu ayenbape s alsy) |un pansind aq jou
[IIM S]OBJUOD JBUMOPUR| PUB S3IPN)S pajielaq 1SaIalu] JO Baly, Uue Se payhuapl
alam 0g-9/ PuUe $9-G/ 'soN WL Auedoid (9102 ‘g ‘1des “ouj ‘§D3 ‘Ajunon
gisnbny ‘yeiq suenS ‘essy ApmS Jeard Yinos ‘juswusssessy oibojosboipAH
Aieunuyeld jod) JULWCOPASP S2IN0S  IS)EM  alnjny U0} Baly  9dIAIeg
18AIY Yinog ay) sujwexa o0} Apnjs e pauuopdad Ajuoyiny a8o1A18s 8y} ‘gLoZ ui

‘spuewsp wajsAs/ymolb uo paseq AjjeaidAy
ale Buiwi) uonejeisul pue uonedo| joexs ay)l ‘seiedosd ay) jo abejuoly ay)
ss0Joe "py |00Yy2s ||eH Buocje Buipusixa ulew Jaiem ainjny (pajebpnqun) jeguajod

e smoys eale siy} Jjoj Buiuueld Joysew waysAs wis) buo| s Ajoyiny asiaes ayl ‘|

‘SLNJWINOI SALRMOHLNV AJIANIS

‘uoneubisap asn

pue ainind [eUISNpu| pue ealy adlAleg ueqin ue|d aaisuayaidwo) :SdVIN 3SN ANV

ainynouby |essusg pauoz Apuaung "d'N"S YO ONINOZ SNOIATHd

}SaM pue }SEa ‘Ynos ‘yuou ayj o} ainynouby |eisuss
‘ONINOZ ALINIDJIA

69 14401 14 0 ¥9 6.0
6L7°0L 6lV'EL LS 0 0€ 940
obeaioy |€]0) | SoI0Vy |[|SSB|D | Saloy || Sse|D saldy | SseD dAL

“‘Kjunon ayy ul sasodind Buiwiey JO) 1Saq aUj} paJSpISUCD aJe S[I0S ||| pUe ‘|| ‘1 SSe|D
‘NOILVINHO4NI STI0S

saloe §| ‘xouddy
“1ANVd ¥3ANN 3LIS 40 3ZIS

‘saloe ¢l Alelewixosddy
:ALd3d0¥d 40 32IS

"JoAU 8U} JO YLOU pue peoy UOLISA JUNO JO jSes pajeaoT]
:Ald3d0¥d 40 NOILYOO7

D77 “Yejog ejsnbny
-ANVYIIddV

uIiel v SliiAud Jo puepes uyop
*4INMO ALY3dOud

¥ -d39NNN 3LIS




3. The Service Authority’s long term sysiem master planning for this area includes
a potential (unbudgeted) future sewer main extension through TM Nos. 75-64
and 76-30, based on topography. The intent of this future line was to provide
service to these parcels and some additional property to the north and west.
Another, less formal review of sewer service for the Rt. 340 corridor, showed a
sewer force main along Mt. Vernon Rd. The exact location and installation timing
are typically based on growth. Phase | of a study has been completed to
examine sewer infrastructure routing and feasibility for this area. This area was
identified for future economic evaluation, which will be completed by March.

4. The applicant needs to provide information regarding water/sewer needs for the
project construction and/or operation.

5. The applicant needs to disclose if any corrosion control systems will be part of
this project. [Staff comment: The applicant has stated that no corrosion control
systems will be part of the project].

Requested Conditions:

1. No panels andfor appurtenances (including fences and landscaping) installed
within 40 feet of Mt. Vernon Road and Hall School Road right of way to provide
adequate space for future water/sewer infrastructure installation and maintenance.
{Staff comment: The submitted site plan complies with this request as the minimum
setback shown is 50 feet].

STAFF RECOMMENDATIONS

The site plan shows the location of panels north of Hall School Road and the river and
east of Mt. Vernon Road. Site 4 is located east of the driveway entrance for these
properties directly across from the ballfield.

The solar ordinance identifies a 200’ setback from all property lines and a 1,000' setback
from any adjacent land zoned residentially. The Board is able to adjust or vary those
setbacks if they determine that the reduced setback is adequate to protect neighboring
properties. In addition, the solar ordinance requires one of two buffer altenatives for all
adjacent property lines that are not part of the project.

However, the Board is able to madify the buffer requirements such that the subject parcel
or modified buffer complies with at least one of the following criteria:

1. The buffer is parallel and adjacent to an existing utility or drainage easement of
at least one hundred feet (100°) in width.

2. The buffer is between uses that are to be developed under a common
development plan or series of development plans.

3. The buffer is parallel and adjacent to an existing railroad right-of-way;

4. The topography of the parcel is such that buffering would not be effective;
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not be pursued until there is adequate need. The actual potential for source
development is unknown.

3. The Service Authority's long term system master planning for this area includes
a potential (unbudgeted) future sewer main extension through TM Nos. 75-64
and 76-30, based on topography. The intent of this future line was to provide
service to these parcels and some additional property to the north and west.
Another, less formal review of sewer service for the Rt. 340 corridor, showed a
sewer force main along Mt. Vernon Rd. The exact location and installation timing
are typically based on growth. Phase | of a study has been completed to
examine sewer infrastructure routing and feasibility for this area. This area was
identified for future economic evaluation, which will be compl!eted by March.

4. The applicant needs to provide information regarding water/sewer needs for the
project construction and/or operation.

5. The applicant needs to disclose if any corrosion control systems will be part of
this project. [Staff comment: The applicant has stated that no corrosion control
systems will be part of the project].

Requested Conditions:

1. No panels andfor appurtenances (including fences and landscaping) installed
within 40 feet of Mt. Vemon Road and Hall Schoo! Road right of way to provide
adequate space for future water/sewer infrastructure installation and maintenance.
[Staff comment: The submitted site plan complies with this request as the minimum
setback shown is 50 feet].

STAFF RECOMMENDATIONS

The site plan for this property shows the location of panels north of Hall School Road and
east of Mt. Vemon Road. Directly northeast of the intersection of Patton Farm Road and
Hall Schoo! Road on the west side of the driveway entrance serving these parcels across
from the ballfield.

The solar ordinance identifies a 200’ setback from all property lines and a 1,000’ setback
from any adjacent land zoned residentially. The Board is able to adjust or vary those
setbacks if they determine that the reduced setback is adequate to protect neighboring
properties. In addition, the solar ordinance requires one of two buffer alternatives for all
adjacent property lines that are not part of the project.

However, the Board is able to modify the buffer requirements such that the subject parcel
or modified buffer complies with at least one of the following criteria:

1. The buffer is parallel and adjacent to an existing utility or drainage easement of
at least one hundred feet {(100') in width.
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3. The Service Authority's long term system master planning for this area includes
a potential (unbudgeted) future sewer main extension through TM Nos. 75-64
and 76-30, based on topography. The intent of this future line was to provide
service to these parcels and some additional property to the north and west.
Another, less formal review of sewer service for the Rt. 340 corridor, showed a
sewer force main along Mt. Vernon Rd. The exact location and installation timing
are typically based on growth. Phase | of a study has been completed to
examine sewer infrastructure routing and feasibility for this area. This area was
identified for future economic evaluation, which will be completed by March.

4, The applicant needs to provide information regarding water/sewer needs for the
project construction and/or operation.

5. The applicant needs to disclose if any corrosion control systems will be part of
this project. [Staff comment: The applicant has stated that no corrosion control
systems will be part of the project].

Requested Conditions:

1. No panels and/or appurtenances (including fences and landscaping) installed
within 40 feet of Mt. Vernon Road and Hall School Road right of way to provide
adequate space for future water/sewer infrastructure installation and maintenance.
[Staff comment: The submitted site plan complies with this request as the minimum
setback shown is 50 feet].

STAFF RECOMMENDATIONS

The site plan for this property shows the location of panels north of Hall School Road and
east of Mt. Vemon Road. Northeast of the intersection of Patton Farm Road and Hall
School Road on the east side of the driveway entrance serving these parcels across from
the ballfield.

The solar ordinance identifies a 200’ setback from all property lines and a 1,000' setback
from any adjacent land zoned residentially. The Board is able to adjust or vary those
setbacks if they determine that the reduced setback is adequate to protect neighboring
properties. In addition, the solar ordinance requires one of two buffer alternatives for all
adjacent property lines that are not part of the project.

However, the Board is able to modify the buffer requirements such that the subject parcel
or modified buffer complies with at least one of the following criteria:

1. The buffer is parallel and adjacent to an existing utility or drainage easement of
at least one hundred feet (100} in width.

2. The buffer is between uses that are to be developed under a common
development plan or series of development plans.

3. The buffer is parallel and adjacent to an existing railroad right-of-way;
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