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a possible route for a public gravity sewer line that is needed for ongoing
development. The status and exact location of this sewer project are unknown.

3. The applicant needs to provide information regarding water/sewer needs for the

project construction and/or operation.

4. The applicant needs to disclose if any corrosion control systems will be part of

this project. [Staff Comment: Applicant has stated no corrosion control systems
will be utilized).

Requested Conditions:

1. No panels and/or appurtenances (including fences and landscaping) installed

within 40 feet of Wayne Avenue to provide adequate space for future
water/sewer infrastructure installation. [Staff comment: Submitted site plan
complies with requested condition].

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 northern portion of the
properties, creating approximately 1,200 ft. of distance from Wayne Avenue.

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 aliematives 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.

N

oo w

.

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

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 indusirial use;

There is existing vegetation either on this lot or the adjacent lot to provide the
required buffer benefits.
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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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Entrance size will depend on the size of the design vehicles used in construction.
Drainage characteristics will be reviewed at site plan.

Once constructed, each temporary construction entrance will be removed or
reconstructed as a permanent entrance, subject to VDOT approval. [f serving 20 vehicle
trips or less per day, the entrance will be classified as a private entrance. I[f serving
greater than 20 but less than 50 vehicle trips per day, the entrance will be considered a
low volume commercial entrance, and must meet the requirements as such. If serving
greater than 50 vehicle trips per day, the entrance will need to be paved and the
classification will be selected at time of site plan.

Additional comments are likely fo be generated at site plan stage.
SERVICE AUTHORITY’S COMMENTS:
STAFF RECOMMENDATIONS

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.

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.

A

oo AW

TMP 084 117
This parcel is located to the west of Target Distribution Center.

Adjacent property to the east and west is also part of the Augusta Solar LLC project. 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.
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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.

Comprehensive Plan General Comments

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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4. The applicant needs to provide information regarding water/sewer needs for the

5.

project construction and/or operation.

The applicant needs to disclose if any corrosion control systems will be part of
this project. [Staff comment: Applicant has stated that not corrosion control
systems will be utilized].

Requested Conditions:

1.

No panels and/or appurtenances (including fences and landscaping) installed
within 40 feet of Wayne Avenue right of way to provide adequate space for future
water/sewer infrastructure installation. [Staff comment: Submifted site plan
appears to meet this requested condition, if measured from the right of way.].

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.

STAFF RECOMMENDATIONS

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 medified buffer complies with at least one of the following criteria:

)

SO E

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

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.

TMP 84 106

This parcel is located on either side of the raiiroad tracks with the northern parcel fronting
on Wayne Avenue. Site 9 is the portion of the parcel north of the railroad tracks.
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The submitted site plan proposes a minimum 90’ setback from Wayne Avenue, which is a
reduction from the 200" identified in the ordinance. The site plan proposes a fandscaped
buffer per the ordinance requirement along Wayne Avenue. The Board will need to
consider the reduced setback adjacent to Wayne Avenue.

The site plan exceeds the 200’ setback identified in the ordinance for the adjacent parcel
to the east. No buffering is proposed for the adjacent parcel to the east which is split
zoned General Agriculture (closest to the proposed panels to the west) and General
Industrial. Staff is of the opinion that the Board cannot modify the ordinance buffer
requirement unless the applicant can demonstrate the proposed layout meets one of the
six criteria identified above.

The Stuarts Draft Small Area Plan Advisory Committee and interested citizens have
developed a concept sketch for a greenway that would run along the railroad tracks and
South River in Stuarts Draft. There is no funding for the greenway or right-of-way
obtained, but staff felt it important to point out this component of the Stuarts Draft Smail
Area Plan planning process.

The Comprehensive Plan identifies this property as being in an Urban Service Area and
slated 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.

Comprehensive Plan General Comments

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
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1. No panels and/or appurtenances (including fences and iandscaping) installed
within 20 feet each way of the centerline of the existing sewer main to ensure
adequate space for future operations and maintenance.

2. 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.

3. 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 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.

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.

N

oo pw

TMP 84 106

This parcel is located on either side of the railroad tracks Site 10 is the panel fence line
proposed for the land to the south of the railroad tracks.

The site plan proposes a 610’ setback from the adjacent parcel to the west. The site plan
shows no buffering for this adjacent parcel. Staff is of the opinion that the buffer
requirement cannot be modified unless the applicant can demonstrate the proposed
layout meets one of the six criteria identified above.
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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.

Comprehensive Plan General Comments

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.”

The Stuarts Draft Small Area Plan Advisory Committee and interested citizens have
developed a concept sketch for a greenway that would run along the railroad tracks and
South River in Stuarts Draft. There is no funding for the greenway or right-of-way
obtained, but staff felt it important to point out this component of the Stuarts Draft Small
Area Plan planning process.
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Requested Conditions:

1.

4,

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.

No panels and/or appurtenances (including fences and landscaping) installed
within 40 feet of Patton Farm Road right of way to provide adequate space for
future water/sewer infrastructure installation. [Staff comment: Submitted site plan
appears to meet this requested condition, if measured from the right of way.].

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.

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 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.

3/

.

o v AW

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

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

The buffer is paraliel 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.

TMP 84 108A

This parcel is directly west of Patton Farm Road and north of Cisco Lane.
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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 waler, sewer, and school infrastructure is also sufficient to
handle increased development. Therefore, Stuarts Draft is expected to
continue fo experience residential growth and be a desirable location for
manufacturing, distribution, and industrial operations in need of larger land
parcels.”
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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.

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

The buffer is paraliel 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.

N
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TMP 84-87

The parcel to the north and one parcel to the east of the parcel of request are also part of
the Augusta Solar LLC project. 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.

The site plan proposes a 50’ setback from the General Agriculture zoned properties to the
west. The site plan proposes no buffering along the westemn parcel boundary. The 50’
setback is a reduction from the ordinance standard of 200'. The applicant needs to
address why such a reduction is adequate to protect the adjacent property. Staff is of the
opinion that the Board is unable to modify the buffer requirement for this adjacent parcel
as the existing vegetation does not currently provide the required buffer benefits.

The site plan does not propose a buffer to the southeast boundary of the parcel of
request and proposes a reduced 150" setback. Staff can support a modification of the
buffer as it relates {o criteria #6 above and staff feels that the expanse of existing
vegetation can also be a consideration for a reduced setback.

The site plan proposes a setback ranging from 170’ to 240’ to the General Agriculture
zoned properties directly to the south in combination with a customized residential
landscaping buffer plan (Rankin Road Neighborhood Buffer Plan).

The existing parcels to the south are accessed off an easement off of Rankin Lane. The
site plan shows access to the parcel of request from the north and not from the shared
easement. Staff feels that the proposed access as shown on the site plan will help to
reduce construction impacts to adjacent neighbors to the south.

TMP 084 108E
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2. 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 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.

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 Iot to provide the
required buffer benefits.

XS

TMP 084 108B

This parcel is north of the Hamptons subdivision.

The proposed setback from the adjacent property to the north does not meet the 200’
standard identified in the ordinance. The setback appears to be 50’ or less and the
reduction will need to be considered by the Board. The site plan proposes a landscape
buffer per the ordinance adjacent to the property to the north, but does not show the
buffer extended along the entirety of the northemn fence line. Staff would recommend the
buffer continue unless the applicant requests a modified buffer pursuant to one of the six
criteria above.

The proposed site plan shows a 50' setback from the adjacent property to the east and a
modified buffer request (propose augmenting existing vegetation TBD during final site
plan approval). From the aerial photography, it appears that there is some existing
vegetation along this parcel boundary. The Board could consider a modification of the
buffer requirement as it relates to criteria #6 above.
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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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3. The applicant needs to provide information regarding water/sewer needs for the
project construction and/or operation.

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

Requested Conditions:

1. No panels and/or appurtenances (including fences and landscaping) installed
within 40 feet of Shalom and Lyndhurst Road right of way to provide adequate
space for future water/sewer infrastructure installation and maintenance. [Staff
comment: Submitted site plan complies with requested condition.]

STAFF RECOMMENDATIONS

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 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.

. 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.

Do AW

0858&0859

The submitted site plan proposes a 150’ setback from the adjacent parcel to the north.
The site plan, in all other areas, appears to meet or exceed the 200’ setback identified in
the ordinance for all adjacent parcels zoned General Agriculture. The site plan proposes
an enhanced landscape buffer (10' tree install height and 36" shrub install height)
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1. No panels and/or appurtenances (including fences and landscaping) installed
within 40 feet of Lyndhurst Road right of way to provide adequate space for
future water/sewer infrastructure installation and maintenance. [Staff comment:
Submitted site plan complies with requested condition.]

STAFF RECOMMENDATIONS

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 altematives for all adjacent
propenty 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;
4. The topography of the parcel is such that buffering would not be effective;
5. The property is adjacent to an established industrial use;
6. There is existing vegetation either on this lot or the adjacent lot to provide the
required buffer benefits.
085 34

This property is south of Lyndhurst Road and adjacent to the Seasons Ridge subdivision,
located fo the north of Lyndhurst Road. The site plan proposes a 250' setback from
Lyndhurst Road and an enhanced landscape buffer (10’ tree install height and 36" shrub
install height) along the fenceline of the limit of panels adjacent to Lyndhurst Road.
Staff's site visit identified existing trees in some locations. Staff is of the opinion that
existing trees will be a better screen than a newly planted buffer. Staff would recommend
leaving the existing trees closest to Lyndhurst Road.

Property to the east is also part of the Augusta Solar LLC project and owned by
Waynesboro Nurseries, Inc. 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.

The site plan proposes a reduced 100’ setback from the adjacent parcel to the south with
no proposed landscape buffer. There appears to be some existing vegetation along the
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3. The applicant needs to disclose if any comrosion control systems will be part of this
project. [Staff comment: Applicant has stated that no corrosion control systems
will be utilized].

Requested Conditions:

1. No panels and/or appurtenances (including fences and landscaping) installed
within 40 feet of Lyndhurst Road right of way to provide adequate space for
future water/sewer infrastructure installation and maintenance. [Staff comment:
Submitted site plan complies with requested condition.]

STAFF RECOMMENDATIONS

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 fo 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 buifer 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.

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.

N

oW

The following parcels are south of Lyndhurst Road:
085 24

Adjacent property to the north and west is also part of the Augusta Solar LLC project and
owned by Waynesboro Nurseries, Inc. 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.

The site plan proposes a 50’ setback from the adjacent property to the south with no
proposed landscape buffer. Staff is of the opinion that the Board can modify the
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sewer systems in place or which have relatively good potential for extensions of either of
those utilities. Per Chapter 24 of the Augusta County Code, developments in Community
Development Areas are required to connect to either public water or sewer when it abuts
their property, further cementing by ordinance the Planning Policy Areas identified in the
Comprehensive Plan.

While Community Development Areas are considered a growth area (10% of future
residential growth), they are envisioned to receive far less intensity and density of
development than Urban Service Areas.

085 58A

Adjacent parcels to the north, east, south and west are alsc part of the Augusta Solar
LLC project and owned by Waynesboro Nurseries, Inc. 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.

This parcel is in a Community Development Area as defined by the Comprehensive Plan
with Low Density Residential as its future land use designation. The Comprehensive Plan
defines these areas as local community settlements which have existing public water or
sewer systems in place or which have relatively good potential for extensions of either of
those utilities. Per Chapter 24 of the Augusta County Code, developments in Community
Development Areas are required to connect to either public water or sewer when it abuts
their property, further cementing by ordinance the Planning Policy Areas identified in the
Comprehensive Plan.

While Community Development Areas are considered a growth area (10% of future
residential growth), they are envisioned to receive far less intensity and density of
development than Urban Service Areas.



) |
T

yc G80 = i@

¥

[}
%
%
O\
AN

A

Ll pue ‘9| ‘Gl ‘vl ALIS







‘spuewap wasAs/ymolb

JO uone2o| pue ajel ay) uo juspuadsep aq pINOM SuleW JBLYIC ay) Jo} pasu
2yl 'Spus pesp Sjeulwi|@ OS|e pNoOM jey) pasu Ajay e si "py 1sinypuA] Buoje
ulew ayy ‘pH [004yos |leH 0} ‘P qwoasdi] Buoje anuiuod pue ‘py Aauo] W
Uum "py 1sInYpuAT 10auuod pinom jeu} Se-g8 INL JO apis isea ay) Buoje ulew
[eguajod e smoys osje Buuueld tejsew ay| 'Ge-Sg "ON WL Jo abeuoy auy)
$S0J0B Py 1sInypuA Buoje Buipusixa uiew ssyem ainyn (peyebpngun) jepusiod
e smoys eale siy} Jo} Buiuueld Jojsew walsAs wusy Buol sAluoyiny aonmss ayy 'L
‘SINIJWNOD SALIMOHLNY JDIAN3S

"juswdojaaap |enjuapisal (210e Jad Jun | 0} /1) Alisuaq moT ainjnj 1o pajeubisap
pue ue|d aAlsuayaisdwon a8y} jJo ealy Juswdopasg Alunwwo?) e ul s| Apadold

-SdVIN SN ANV

AepanQ UoN198)01d 19)EMS2IN0S aU) JO Z Baly LIYIM S| GE S80 JINL

*AepsnQ urejdpoold U} UIYIM SI GE 580 dW.L JO uoluod |lews

pue aumnouby |esausg) psuoz Apuaun) "d'N°S YO ONINOZ SNOIAINd

"1sea ayj} 0} uoisiaipgns Buisixe pue

Buiuoz |epuspisay [BIny YINOS pue ‘j1sem ‘ises ‘yuou 3y} 0} Buuoz aumnouby [eleusg)

‘ONINOZ ALINIDIA
SLo'6EL 0S 33 6¢ Gt 680
abealdy |B)0L | S0V ||ISSBD | Selioy || Sse|D S8J0Y | S8€|D dWL

‘Ajunon ay} ul sasodind Buiwuey 10} s8q Sy} paJapIsuod ale Sjios ||| PUB ‘| ‘] sse|D

‘NOILVINYOLNI STIOS

saloe g ‘xoiddy
“13ANVYd Y3aNN 3LIS 40 3ZIS

‘'saloe ge | A@jewnxoiddy
:Ald3d0odd 40 32IS

‘auen] sbbiq jo 1sam Apoalip pajeao

-ALd3d0O¥d 40 NOLLYIOT

977 4ejos eisnbny
-LNVOI1ddV

"OU| ‘seussINN 010qSaUABAN
*HIANMO ALH3dOHd

Ll “HIYINNN 3LIS




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

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

Requested Conditions:

1. No panels and/or appurtenances (including fences and landscaping) installed
within 40 feet of Lyndhurst Road right of way to provide adequate space for
future water/sewer infrastructure installation and maintenance. [Staff comment:
Submitted site plan complies with requested condition.]

STAFF RECOMMENDATIONS

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

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.

)

SN NN

085 35
This parcel is south of Lyndhurst Rd. and just west of Diggs Lane.

The site plan shows a 1,120’ setback from Lyndhurst Rd. on this parcel with no proposed
landscape buffer. The Board will need to determine if one of the six criteria identified
above can permit them to approve a buffer modification. Based on staff's site visit, it is
unlikely that panels at this location would be visible from Lyndhurst Rd.
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1. No panels and/or appurtenances installed within 40 feet of the railroad right of
way to provide adequate space for future water/sewer infrastructure, if needed.
[Staff comment: The submitted site plan setback is sufficient fo meet this
condition.]

STAFF RECOMMENDATIONS

The site plan for this property shows the limit of panels south and east of the South River
and associated floodplain, directly north of the railroad right-of-way.

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.

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.

3

o oA w

The proposed setback from the southem parcel boundary adjacent to the railroad tracks
is 100" with no proposed landscape buffer (modification from required buffering). On the
other side of the railroad tracks, there is residential development on General Agriculture
zoned property. Staff is of the opinion that a buffer modification can be approved as it
relates to criteria #3 above. There is also existing vegetation along the property boundary
that could be augmented in some cases. Staff can support a reduction in the 200’ setback
adjacent to the railroad right-of-way, but feels that the setback reduction, if paired with
tree augmentation, would better protect the adjacent properties on the other side of the
railroad right of way.

At the southeast corner, across the railroad tracks from the fence line, there are 6 parcels
zoned Rural Residential (RR 3). The Board will need to consider a 1,000 ft. setback
identified in the ordinance from residentially zoned property. Staff feels that tree
augmentation, if added as discussed above, could support a reduction.

The site plan proposes no landscape buffer adjacent to the parcel to the west. The
proposed setbacks to the adjacent parcel to the west range from 50’ to 100’, which does
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Requested Conditions:

1. No panels and/or appurienances installed within 40 feet of the railroad right of
way to provide adequate space for future water/sewer infrastructure, if needed.
[Staff comment: The submitted sitle plan setback is sufficient to meet this
condition.]

If considered for approval, the Service Authority requests that at a minimum, adequate
room is provided for future infrastructure easements along the railroad. Gravity sewer
along the river may be negated by approval of the Special Use Permit, as most of the
property that could be served would be inciuded in the solar energy energy project.
Additional information is expected at the completion of the sewer study noted above.

STAFF RECOMMENDATIONS

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.

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.

)

oo w

Adjacent property to the north is part of the Augusta Solar, LLC SUP application. If these
adjacent parcels do not obtain a Special Use Permit, then the applicant must comply with
setbacks and buffering per the ordinance.

Adjacent property to the west of the parcels of request is zoned General Agriculture and
the site plan proposes a minimum 100’ setback and augmentation of existing vegetation
to be determined at final site plan approval.

Adjacent land to the south of the parcels of request is across the railroad tracks. The
proposed site plan shows a minimum 75 setback from the railroad with no proposed
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4. The applicant needs to provide information regarding water/sewer needs for the
project construction and/or operation.

Requested Conditions:

1. No panels and/or appurtenances installed within 40 feet of the railroad right of
way to provide adequate space for future water/sewer infrastructure, if needed.
[Staff comment: The submitted site plan setback is sufficient to meet this
condition.]

If considered for approval, the Service Authority requests that at a minimum, adequate
room is provided for future infrastructure easements along the railroad. Gravity sewer
along the river may be negated by approval of the Special Use Permit, as most of the
property that could be served would be included in the solar energy energy project.
Additional information is expected at the completion of the sewer study noted above.

STAFF RECOMMENDATIONS

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.

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.

=

. .

[ NN

Adjacent property to the north is part of the Augusta Solar, LLC SUP application. 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.
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water or sewer when it abuts their property, further cementing by ordinance the Planning
Policy Areas identified in the Comprehensive Plan.

While Community Development Areas are considered a growth area (10% of future
residential growth), they are envisioned to receive far less intensity and density of
development than Urban Service Areas.
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1. No panels and/or appurtenances installed within 40 feet of the railroad right of
way to provide adequate space for future water/sewer infrastructure, if needed.
[Staff comment: The submitted site plan setback is sufficient to meet this
condition.]

If considered for approval, the Service Authority requests that at a minimum, adequate
room is provided for future infrastructure easements along the railroad. Gravity sewer
along the river may be negated by approval of the Special Use Permit, as most of the
property that could be served would be included in the solar energy energy project.
Additional information is expected at the completion of the sewer study noted above.

STAFF RECOMMENDATIONS

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.

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.

2l

Adjacent property to the east is zoned General Agriculture and the site plan proposes a
410’ setback from the adjacent parcel to the east. The site plan also proposes an
enhanced landscape buffer (install tree height 15 ft. and install shrub height 36") along
adjacent parcels to the east, where there is not existing vegetation. The Board will need
to determine if the reduced setback and landscape buffer is adequate to protect
neighboring properties.

Adjacent land to the south of the parcels of request is across the railroad tracks. The
proposed site plan shows a minimum 90’ setback from the railroad with no proposed
landscape buffer. A setback reduction and buffer modification (per criteria #3 above) can
be considered by the Board.
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2.

3.

4.

5.

6.

The Service Authority’s long term system master planning for this area shows a
potential (unbudgeted) sewer infrastructure along Shalom Rd. across the
frontage of TM 76-44A and along the southemn side of the property, due to
topography. The exact location and installation timing are typically based on
growth/system demands. 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 Service Authority’s long term system master planning for this area shows a
potential (unbudgeted) future water main extending along Shalom Rd. across
the frontage of TM 76Q1-1-2.

The Service Authority's long term system master planning for this area shows a
potential (unbudgeted) sewer infrastructure along Shalom Rd along the
frontage of TM 76Q1-1-2. A study is currently underway to examine sewer
infrastructure routing and feasibility for this area.

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

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

Requested Conditions:

1.

No panels and/or appurtenances (including fences and landscaping) installed
within 40 feet of Shalom Road right of way to provide adequate space for future
water/sewer infrastructure installation. [Staff comment: Submitted site plan
complies with this requested condition].

STAFF RECOMMENDATIONS

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 io 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:

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

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;
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Furthermore, the applicant has proposed an enhanced landscape buffer (15’ tree install
height and 36" shrub install height) in between the panels and Shalom Rd on this parcel.

The site plan proposes a setback of less than 100 ft. from an adjacent parcel directly to
the northeast. An enhanced landscape buffer is proposed adjacent to this parcel (15’ tree
install height and 36" shrub install height). There is no structure on this parcel. It is our
understanding that a landowner across Shalom Rd. owns this parcel as a means of
protecting their view. The applicant has provided “Roller View Shed Analysis” related to
this parcel. The Board will need to consider whether a reduction in the 200 fi. setback
identified in the ordinance is adequate to protect this neighboring property.

The proposed fenceline is setback 50’ from the adjacent parcel to the northwest. An
enhanced landscape buffer is proposed adjacent to this parcel (10’ tree install height and
36" shrub install height). The Board will need to consider a reduction in the 200’ setback
identified in the ordinance. The proposed site plan shows some custom residential
landscaping described as enhancement and extension of existing tree line along the
parcel boundary of the adjacent Raymax LLC parcel.

Adjacent parcels to the east and south are also part of the Augusta Solar LLC project. 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.

Both parcels are designated for planned residential (variety of residential uses at a
density of 4-8 dwelling units per acre) development in the Comprehensive Plan. The
parcel is in the County's Urban Service Area where we would like to concentrate 80% of
future growth. 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.
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