Augusta County Board of Supervisors
Solar Work Session
June 17,2020 5:00 pm
Augusta County Government Center
Board Room

AGENDA
1. Staff Overview
2. Discussion — Comprehensive Plan Language
3. Discussion — Ordinance

4. Next Steps

o Schedule a presentation on revenue share assessment and siting
agreements

o Staff would recommend the Board direct the Ordinance Committee to
evaluate regulations for accessory, ground-mounted residential or
commercial solar

o Option 1: Authorize staff to advertise Comprehensive Plan and
Ordinance amendments as discussed this evening

o Option 2: Have staff present amendments to you at a future staff
briefing and request authorization to schedule for public hearings

4. Adjourn






UTILITY SCALE SOLAR PROJECTS - AUGUSTA COUNTY

o—To-turtherinerease-the environmental benefits- of renewableenergy
o Erojects chould be decipned, sited and constrocted ind-way that protectsand
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To achieve steady increase in the county’s population and employment mainly

in the designated Urban Service Areas to preserve agricultural industry and
rural character...

O Augusta Eggmg}z encourages both distributed solar and carefully sited utility scale

arasa fachieving renew. ener oals.
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To preserve agriculture as a predominant land use in Augusta County...

o The County desires to maintain rural viewsheds and agriculture as a predominant
component of our economy, but sees synergy among agricultural and rural land
development and utility scale solar development so long as the clustering of such
facilities does not overwhelm the existing landscape and character of an area.

o Siting of projects should evaluate the agricultural landscape of the project area and
surrounding area to assess the effects of a project on the agricultural economy.

o The County sees value in projects that innovatively combine agricultural practices
with utility scale solar generation to continue the vibrancy of the agricultural
economy of Augusta County.

o Siting of projects in Agricultural and Rural Planning Policy Areas should consider
the presence of prime farmland producing soils and/or adjacent Agricultural and
Forestal Districts.

To preserve the rural landscape and scenic views of Augusta County...

o Siting of projects should take into consideration surrounding neighborhood
developments and how visual impacts to those neighborhoods can be mitigated
through appropriate buffers.



o Siting and design of projects should strive to utilize existing vegetation and buffers
that exist naturally when adjacent to public rights of way or other adjacent property.

To encourage compact, interconnected, pedestrian-oriented development
areas ...

o The County desires to balance the utility scale solar land use with other important
and valuable land uses for our citizens. The size/extent of projects should be
considered in proximity to other developed land uses so as not to overwhelm the
existence of nearby developed residential, commercial or mixed use communities.

o Projects within Urban Service and Community Development Areas should not
detract from the compact, interconnected, pedestrian-oriented development
pattern.

o The County supports projects that seek to actively create opportunities and
partnerships that provide for natural open spaces and cutdoor recreational
activities such as pedestrian corridors, wildlife watching areas, and fishing areas,

especially in publically accessible land and rights-of-ways.Siting-size-and-design-of
prejectswithin-Urban-Service-and-Community Development areas should provide

for natural;epenspacerand/orrecreational opportunities for those living and
ki AR e
e—For pProjects that are adjacent to public spaces or other pl
County encourages projects that provide for trails and linkages to adjacent land

planned for or already developed-sheuld-be-encouraged.

To further increase the environmental benefits of renewable energy
development...

o Projects should be designed, sited, and constructed in a way that protects and
preserves the County’s natural, scenic, and cultural resources including:
o__Streams, rivers, wetlands
o__Fertile soils
o__Habitats
o__Native vegetation
o_ Forests
o__Historic and archaeologic S

o The County sees value in projects that create additional natural resource benefits
through th nativ etati the creation of wildlife corridors. and th

of pollinator species in buffer areas and underneath panels.




UTILITY SCALE SOLAR PROJECTS - AUGUSTA COUNTY

Staff proposed Comprehensive Plan policies bulleted below:

To achieve steady increase in the county’s population and employment mainly
in the designated Urban Service Areas to preserve agricultural industry and
rural character...

O Augusta County encourages both distributed solar and carefully sited utility scale
solar as a means of achieving renewable energy goals.

O The County recognizes the employment opportunities, especially for distributed
solar, and economic diversification opportunities that utility scale solar provides

To preserve agriculture as a predominant land use in Augusta County...

o The County desires to maintain rural viewsheds and agriculture as a predominant
component of our economy, but sees synergy among agricultural and rural land
development and utility scale solar development so long as the clustering of such
facilities does not overwhelm the existing landscape and character of an area.

o Siting of projects should evaluate the agricultural landscape of the project area and
surrounding area to assess the effects of a project on the agricultural economy.

o The County sees value in projects that innovatively combine agricultural practices
with utility scale solar generation to continue the vibrancy of the agricultural
economy of Augusta County.

o Siting of projects in Agricultural and Rural Planning Policy Areas should consider

the presence of prime farmland producing soils and/or adjacent Agricultural and
Forestal Districts.

To preserve the rural landscape and scenic views of Augusta County...

o Siting of projects should take into consideration surrounding neighborhood
developments and how visual impacts to those neighborhoods can be mitigated
through appropriate buffers.

o Siting and design of projects should strive to utilize existing vegetation and buffers
that exist naturally when adjacent to public rights of way or other adjacent property.

To encourage compact, interconnected, pedestrian-oriented development
areas ...

o The County desires to balance the utility scale solar land use with other important
and valuable land uses for our citizens. The size/extent of projects should be
considered in proximity to other developed land uses so as not to overwhelm the
existence of nearby developed residential, commercial or mixed use communities.



o Projects within Urban Service and Community Development Areas should not

detract from the compact, interconnected, pedestrian-oriented development
pattern.

The County supports projects that seek to actively create opportunities and
partnerships that provide for natural open spaces and outdoor recreational
activities such as pedestrian corridors, wildlife watching areas, and fishing areas,
especially in publically accessible land and rights-of-ways.

For projects that are adjacent to public spaces or other planned developments, the
County encourages projects that provide for trails and linkages to adjacent land
planned for or already developed.

To further increase the environmental benefits of renewable energy
development...

(a]

Projects should be designed, sited, and constructed in a way that protects and
preserves the County’s natural, scenic, and cultural resources including:
o Streams, rivers, wetlands
Fertile soils
Habitats
Native vegetation
Forests
Historic and archaeological resources
The County sees value in projects that create additional natural resource benefits
through the use of native vegetation, the creation of wildlife corridors, and the use
of pollinator species in buffer areas and underneath panels.
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§ 25-70. Purpose
§ 25-70.1 Definitions.
§ 25-70.2 Applicability

§ 25-70,3 Use of Consultant

s 25-70.4 Uses permitted by Administrative Permit]

CHAPTER 25. ZONING
DIVISION A. IN GENERAL.

OF THE AUGUSTA COUNTY CODE

ARTICLE VLD. Solar energy systems.

§ 25-70.53 Uses permitted by Special Use Permit by the Bourd of Zaning Appeals.

5 25-70,64 Uses permitted by Special Use Permit by the Board of Supervisors,

§ 25.70.75 Applications and Procedures

§ 25-70.86 Location, Appearance and Operation of a Project Site

§ 25-70.97 Safety and Construction
§ 25-70.108 Decommissioning

§ 25-70.119 Bonding

§ 25-70. Purpose

The purpose of this ordinance is to provide for the siting, development and decommissioning of solar energy
systems -as-a-prineipaHand-wse-in-Adzusia-County-subject to reasonable conditions that promote and protect
the public health, safety and welfare of the community while promoting development of renewable energy

[C50Urces.

§ 25-70.1 Delinitions.

Comwnented [LT1]: Add supplemental standards for
accessory solar that is ground mounted here, Rear and side
yard Ideration, White's Wayside is about an 1/8 of an
acre for reference. Specifics with regard to setbacks,
buffering, etc, Residential is typically less than 20kw

Lot coverage— 50% house and ground-mounted solar
Buffering of larger commercial accessory uses?
Residantial = all roof maunted?

Staff recommends discussing this at a later time.

Commented [LT2): Would r  adding &

gory
for battery starage and national standards to types of

appraved panels and battettes. intlude buffering/fsetbacks

other materials considerations for battery storage facilitles. )
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Applicant means the owner or operator who submits an application 1o the locality for a permit 1o install a solar
energy system under this ordinance,

Dislurbance Zone means the area within the site directly impacted by construction and operation of the solar
cnergy project.

Ineprated PV means photovollaics incorporated into building materials, such as shingles.

Landowper means the person who owns all or a portion of the real property on which a solar encergy project is
constructed.

Non-participating landowner means a person who owns real property that may be affected by a solar energy
project and is not under lease or other property agreement with the owner or operator of Lthe solar energy
system.

Operator means the person responsible for the overall operation and management of a solar energy system.

Owner means the person who owns all or a portion of a solar ¢nergy system.

semiconductors.

Rated capacity means the maximum capacity of a solar energy project based on the sum tetal of each
photovoltaic system’s nameplate capacity.

Sit¢ means the area containing a solar energy system.

Small solar energy system. An eneegy conversion system, operating as a principal land use, consisting of
photovoltaic panels, suppont structures, and associated control, conversion, and fransmission hardware
occupying less than 50 esehaf acres of total land area.

Large solar energy syslem. An energy conversion system, operating as a principal land use, consisting of
photovoltaic panels, support structures, and associated control. conversion, and transmission hardware
occupying greater than 50 ncreserehab-sereormareof olal land area, Also known as solar energy arrays or

solar energy farms.

§ 25-70.2 Applicability

This ordinance applics to all ground.mounted solar energy systems _—spermtne-ns-priscipal-nd-tes—-proposed
te be constructed after the effective date of this ordinance. Solar energy systems constructed prior to the
effective date of this ordinance shall not be required to meet the requirements of this ordinance.

$25-70.3. Use of consuliant,

The County reserves the right to employ Lhe services of consultanis an-encrgy-conswitant-1o review all
applications and to enlurce county and state requirements if the solar energy system is approved. All applicable
costs will be the responsibility of the applicant._Consultanis may inglude, but shall not be limited 1o, the
lollywing: economic and fiscal impact assessments, groundwater monitoring assessments, erosion and sediment
contro] and stormwater management, The recommendations of the consultants will be considered by the Board
of Supervisors in making their decision as to whether or not 1o issue a Special Use Permit for a solar energy
system.




| U tted by Administrative Permit, .-

The uses listed in this section shall be permitied within the General Agriculture, General Business, and

Commented ILT3]: Should we put supplemental
standards for ground meunted accessory solar here? Meet
setbacks of the district, locate In rear/side yards. Any
screening? If accessory, no site plan required.

Staff recommends discussing this at a different time.

! General Industrial zoning districts only upon the issuance of a Special Use Permit by the Board of Supervisors/

Commented [LT4]: Should both small {10-50) acres and
large {over 50 acres] be SUPs by the Bozrd of Supendson?
Or bath by the BZA? Pollcy issue.

Zoning Appeals pursuant to the provisions of ARTICLE LVIII of this chapier.

A. General standards applicable to all Special Use Permits. No Special Use Permit shall be issued without
consideration that, in addition to conformity with any standards set forth in this chapter for Special Use
Petmnit uses, the following general standards will be met either by the proposal made in the application
or by the proposal as modified or amended and made part of the Special Use Permit:

1. Conformity with Comprehensive Plan and policies. The proposal as submitted or as modified
shall conform to the Comprehensive Plan of the county or to specific elements of such plan,
and to official policies adopted in relation thereto, including the purposes of this chapter.

I3

Impact on neighborhood. The proposal as submitied or as modified shall not have undue
adverse impact on the surrounding neighborhood.

B. Smull solar enerpy systems shall be permitied in General Agriculture (GA), General Business (GB),
and General Industrial (GI) zoning districts subject to compliance with this article.

C. Standards applicuble to smalt solar energy systems-.

I. Setbacks. All equipment and accessory structures associated with the small solar energy
system shall be setback twenty five (25°) feet from side and rear property lines and fifty (507)
feet from the right of way of any public or private street, wnless the Board of Zoning Appeals
determines that a greater setback would more adequately protect adjoining land uses.

a. Setback arcas shall be kept free of all structures and parking lots.

b. Setbacks shall not be required along property lines adjacent 1o other parcels which are
pari of the solar energy system; however, should properties be removed from the
system, setbacks must be installed along all property lines of those properties
remaining within the project and which are adjacent 1o a parcel which has been
removed,

2. Ground-mounted systems shall not exceed fifteen (15) feet in height when oriented at

maximum tilt.

3. Site control. The applicant shall submit documentation of the legal right to install and use the
proposed system at the time of application.




Y

. Solar energy systems shall meet or exceed all applicable federal and state standards and
regulations.

5. Signs. No signs or advertising of any type may be placed on the small solar energy system
unless required by any state or federal ageney.

6. The applicant shall submit documentation that the design of any buildings and structures
associated with or part of the solar energy system complies with applicable sections of the
Virginia Uniform Statewide Building Code (USBC) (13VACS-63). This requirement
includes all electrical components of the solar energy system.

7. Any plare generated by the system must be mitigated or directed away from an adjoining
property or {rom any road when it creates a nuisance or safety hazard.

% The parcel shall have frontage on a state maintained road or the expected traffic on a legal
right of way can be accommodated by the intersection with the state maintained road per
approval by the Virginia Department of Transportation.

4. Buffering, *~ 1 Formatted: Indent: Left: 05°, No bullets or ]
A bulfer yard shall be provided and maintained adjacent to any property line, except those <. | Formatted: Numbered + Level: 1 + Numbering Style

praperty lines interior to the solar encrry system. and landscaped in one (1) of two (2} ways. IFa IZ?M *ts‘:"f;;‘ + Alignment Left + Aligned at;
N . A x + ent a 25"
property ceases being used for the solar enerpy system, buffering will be reguired along all "
: ; = | Formatted: Indent: Left: 1° ]
property hines adjacent to the property which has been removed. . ;

Altgrnative |7 A len foot {107 wide sirip of land with & six foot (671 opague privacy fence, wall,
malerials such as vinyl, pressure treatgd lumber, brick, stone, oF similar materials approved by
the Zoning Administrator. For the purposes of this chapter tarps, car covers tents, fabric, chain
link fences with slats, or similar materiais shall not be deemed 1o sausfy the requirements of
opique fencing,

Alternative 2: A twenty foot (207 ) wide strip of land with 2 everareen trees, 2 canopy trees, 2
understory trees and 24 shrubs planted per fifty linear [eet (507} of buffer, The trees shall be o
minimum of six feet (6} at the time of planting and the shrubs shall be a minimum of eighteen
inches (18"} at the time of planting.

A__The applicant is free to choose from Alternatives 1 or 2. Buflers planted below overhead
ubility Jines shall apply anv of the allowed bulfer aliernatives, except that understory trees
shall replace any canopy trees at a rate of two {2) understory trees per reguired canopy
\ree.

B. Plant #nd structure location within huffee. The placement of required plants and
structures shall be the decision of the applicant; however, they shall be Jocated so as 1o
achieve the maximum level of protection. Plant material shall meet the bufler
reguirements every fifty feet {50°). Buffer areas not retained in native habitat shall be
seeded or sodded with Jawn and maintained at a height of no more than 15 inches,
estabhished with ground cover, or mulched with organic mulch. Inorganic ground cover
shali not exceed fillty percent (509 ) of the total required arca of the buffer.
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[>._Permitted strugiurgs in buffer area, ‘{F""""“‘d: Narmal ]

1.__Where walls are plaged within any reguired buffer area;
a._ No walls of exposed concre A,_!E&LE&.MMM& poainted or no,
b, _The applicant shall be

maintenance of landse gping and ﬂ; witll mm;!ggq_n’um,_umcwnf_sm. rlan
approval,

¢. Breaks in the wall el for pedestrian and vehicular
onngitions Lo adjac evelopments,

2, Where berms are placed within any required bulfer area:

A bherm or combination of materials such as a berm and a fence shall be a
minimum six feet {6} in height.

h. _Berms shall have slopes of not less than three feet (3"} horizon
one foot (1) vertical.

c._Slopes in excess of three feet i3') horizontal for cach one fool {1') vertical
may be permitted if sufficient erosion control methods arg tken and
deemed by the Zoning Administrator 1o be maintainable

3. Where opaque privacy fences are plaged within any reguired buffer area:

a._No reduction in bulfer width shall be provided based on the provision of g

hain-link fence

b. _Fences shall be a mimimum of six feet 16') in height unless paired with a
berm and in such case the combination of berm and fence shall be 4
minimwm of six_feet (6') in height.
Breaks in the fence may be provided for pedestrian and vehicular
connections o adjacent developments.
. Fences shall be maintained in a structurally safe and atiractive condition

and with finished faces localed lowards the adjxcent property,

E. Permitted use of buffer area, A bu

i

Passive recreation and picnic facilities, including pedestrian and bike traits.

2. _Other appunienances which require high visibility and easy access, such as fire

tllra.n]‘: I.'ll'll,!._l,!l.llll.li s, public and emergency telephones, mail boxes, anid bus
shelie :nches, are als rmitted in a buffer. No screening of su
gpp_um.nnncm shall be reguired or permitied.

3 Access ways when necessary to provide access 1o gdjacent propertics,



4, A required buffer is encouraged 1o retun arcas of native babitat and may
i ale wale bes includinge stormwater management facilities
However, the minimum width of the buffer shall be preserved as a planti
an e S : no reduction § or withlh based on the stormwater
management facilities,

F._Alternative compliance. The butTer requirements may be modified by the
RLIE ification would be consiste i

this ordinance, this section, and the
modification would not adversely affect

criteria:

L. The buffer is parallel and adjacent to an existinge utility or drainage easement of al

least one hundred feet (100" in widl

2. _The bulfer is between nses that are to be developed under a common development

pan or series of development plans.

The boffer is parallel and adiacent 1o an existing railroad right-of-way;

The opography of the parcel is such that buffering would not be effective;
The property is adjacent fo an established industrial use;

There is existing vegetation either on this lol or the adjacent ot 1o provide the
required buffer benefits.

Al el Rl g

Financial hardship due 1o meeting the requirements of this section shall not be sufficient
justification for alternative compliance.

10, Site plan,

The site plan shall conform to the preparation and submitial requirements ol article LX VI, “Site
Plan Review,"” including supplementat plans and submissions. and shall include the following
information;

a._Property lines and setback lines,

h. _Existing and proposed buildings and struciures, including location{s) of the proposed
solar equipment.

¢, Existing and proposed access ro

d. Locavon of substations, electrical cabling from the solar systems 1o the substations,
accessory equipment, buildings, and structures, including those within any applicable

ads, drives, turnoul locations, and packing,

sethacks,

such as a scaled clevation view and other supporting drawings, photographs of the
proposed site, photo or other eealistic simulations or modeling of the proposed solar
enerpy project from potentially sensitive locations as deemed necessary by the
Zoning Admimstrator 1o assess the visual impact of the project, landscaping and
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screening plan, coverage map, and addilional information that may be necessary for a
technical review of the proposal,

[__Documentation shall include proof of control over the land or possession of the right = - = ‘[Fgrm;ned ]
to use the land in the manner requested, The applicant may redact sensitive financial
or confidential information.

lan and cther documents required = - ‘{?ormaned: Font: (Default} Times New Roman, 12 pt |
____________________________ ~ . [ romatted
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*. | Commented [LT5]: Assuming a decommissioning plan is
a“_. __________________________________________________ :"\ \\ desired for smaller projects
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The uses listed in this section shall be permitted within the General Agriculture and General Business e — [L¥6): If both sizes are permitted as SUPs by
zoning districts, and not in the General Industrial zoning districts, only upon the issuance of a Special Use the same body, then we can da away with this second

e 3 i q Ah F heading. We will just need to clarify the different toning
Permit by the Board of Supervisors pursuant o the provisions of ARTICLE LVIII of this chapier. SRR o S o
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5 25-70.64 Uses permitted by Spectal Use Permit by the Board of Supervisors|

A. General standards applicable to all Special Use Permits.

No Special Use Permit shall be issued without consideration that, in addition to conformity with any
standards set forth in this chapter for Special Use Permit uses, the following general standards will be met
either by the proposal made in the application or by the proposal as modified or amended and made part of
the Special Use Permit:

1. Conformity with Comprehensive Plan and policies. The proposal as submitted or as modified
shall conform to the Comprehensive Plan of the county or to specific elements of such plan,
and 1o official pelicies adopted in relation thereto, including the purposes of this chapter.

ra

Impact on neighborhood. The proposal as submitted or as modified shall not have undue
adverse impact on the surrounding neighborhood.

B. Large Solar Energy Systems shall be permitted by a Special Use Permil provided that:
1. The primary use of the system is electrical generation to be sold 1o the wholesale electricity markets
and not used primarily for the onsite consumption of energy by a dwelling or commercial building.
§ 25-70.7% Applications and Procedures

In addition to the requirements of article LXVIL, “Site Plan Review”, and article LVII1, “Special Use
Permits Procedures”, applications for a large solar encrgy system shall include the following information:

A. Community Meeting

Prior to submittal of an application, the applicant shall hold a meeting to inform the community about the
planned solar energy system installation. Said meeting shall be open to the public. Notice of the date, time,
and location of the meeting, as well as a contact name and phone number of the project representative and a
summary of the request, shall be posted in the local newspaper and provided 1o the County to be posted on




the County website, bretbadivepueb-boe Pk s -bo b et A bt fr et Sttt Eyante
s Fecarkwithif-ome-H-Rrbe-oF- the-perimeter-of-He-praject- Such notice shall be posted a leas five days
and no more than 14 days prior to the community meeting, fsied-so-asdo-be-deliversd-s-leave-fveS-and
ne-tere-thar-twenty-aRet T H- ety priee e the-eommwriy-meetiae—Upon conclusion of the
community meeting, s-maibine-tis-obpropery-awaers-notifed-a sign-in sheet from the meeting, an agenda
from the meetings, and a written summary of the meeting shall be included with the application.

B. Project description

A narrative identifying the applicant and describing the proposed solar energy sysiem, including an
overview of the project and its location; approximate rated capacity of the solar energy system; the
approximate number, representative types and expected footprint of solar equipment to be constructed; and
a description of ancillary Facilities, if applicable,

C. Submission of a Cost Benefit Analysis

ARk AR e I-hﬁﬂl-lfld-uiﬁﬂ-{-iw iHeLe l-k!ﬂ-l-lrjr o mpﬂmw& SAHEF BIREFRy Wu«ﬂ-&i%dw

i_—‘ﬂmmi‘iﬁinﬁ-nﬂd-{){dmma-eaﬁmiﬂm 1115; up.plicunt shall suhmil an economic and Mscal impacy

assessment that addresses both the initial construction of the project and continued operations of the project.
The subminied analvsis shall provide a detailed assessment of land wse taxation as it relates 10 the acreare of
the parcel{s) under panel and the acreage of the parcelis) 1o remain in asriculiure use. The analysis shall
alsa include a detailed assessment of how the project may impact the County’s Composite Index,

D. Site plan.

The site plan shall conform to the preparation and submittal requirements of article LX VI, “Sie Plan
Review,” including supplemental plans and submissions, and shall include the following information:

1. Property lines and sethack lines.

2. Existing and proposed buildings and structures, including locationds) of the proposed solar
equipment,

3. Existing and proposed access roads, drives, turnowt locations, and parking.

4. Location of substations, ¢lectrical cabling from the solar sysiems to the substations, accessory
cquipment. buildings, and structures, including those within any applicable setbacks,

5. Additional information may be required, as determined by the Zoning Administrator, such as a
scaled elevation view and other supporting drawings, photographs of the proposed site, photo or
other realistic simulations or modeling of the proposed solar energy project from potentially
sensitive locations as deemed necessary by (he Zoning Administrator to assess the visual impact of
the project, landscaping and screening plan, coverage map, and additional information that may be
necessary for a technical review of the proposal.

6. [Documentation shall include proof of control over the land or possession of the right to use the land
in the manner requested. The applicam may redact sensitive financial or confidential information.



7. The application shall include a decommissioning plan and olber documents required by Section 25-
70.8 of this ordinance.

8. The applicant shall provide proof of adequate liability insurance for a large solar energy system at
the time of application.

§ 25-70.86 Location, Appearance and Operation of a Project Site

Al . Visual impacts

The applicant shall demonsirate through project siting and proposed mitigation, i necessary, that the
solar project minimizes impacts on the visual character of a scenic landscape, vista, ot scenic corridor,

#:12, Ground-mounted systems shall not exceed fifieen (15) feet in height when orienied ay
maximum tlt,

€:13. Signage.

Warning signage shall be placed on solar equipment to the extent appropriate. Solar equipment shall not
be used for displaying any advertising except for reasonable identification of the manufacturer or
operator of the solar energy project. All signs, flags, streamers or similar items, both temporary and
permanent, are prohibited on solar equipment except as follows: (a} manufacturer’s or installer’s
identification; (b} appropriate waming signs and placards; (c) signs that may be required by a state or
federal agency; and (d) sigas that provide a 24-hour emergency contact phone number.

.14, Noise,

Audible sound from a solar energy system shall not exceed 60 dBA (A-weighted decibels), as measured
at any adjacent non-participating landowner's property line. The level, however, may be exceeded
during short-term exceptional circumstances, such as severe weather,

E:15. Setbacks,

All equipment, accessory structures and operations associated with a large solar energy system shall be
setback at least two-hundred k'eel (200°) from all property lines and at least one thousand feer (1,000")
from any residentially zoned properties; unless the Board of Supervisors is satisfied that different
sethacks are adequate to protect neighboring properties.

L. Setbacks shall be kept free of all structures and parking lots.

2. Setbacks shall not be required along propenty lines adjacent to other parcels which are part of the
solar energy system; however, should properties be removed from the system, setbacks must be
installed along all property lines of those properties remaining within the project and which are
adjacent to a parcel which has been removed.

-

-

e p——

Formatted: Numbered + Level: 1 + Numbering Style:
1,2.3, ... + Startat: 1 + Alignment: Left + Aligned at:
1" + Indent at: 1.25"

[ Formatted: Numbered + Level: 1 + Numbering Style
1,2,3,.. + Startat: 1 + Alignment: Left + Aligned at;
L 1" + Indent at: 1.25"

[ Farmatted: Numbered + Level: 1 + Numbering Style:
1,2,3,.. + Startat: 1 + Alignment: Left + Aligned at:

=

| 1" + Indent at: 1.25"

Formatted: Numbered + Level: 1 + Numbering Style
1,2, 3, .. + Startat; 1 + Alignment: Left + Aligned at:
1 + Indent at. 1.25"

[

Formatted: Numbered + Level: 1 + Numbering Style
1,23, +5tartat: 1 + Alignment: Left + Allgned at:

17 + Indent at: 125"

_ - - | Commented [LT7): Address sethacks




16, Deylar impact study,

An ocular impact study shall be perfonmed for airports within five miles of the project site, for public
roads within sight of the system, and from scenic highways and overlooks. The analysis shall be
performed using FAA Solar Glare Hazard Analysis Tool (SGHAT) to demonstrate compliance with
FAA standards for measuring ocular impact.

&-17. _Buffering,

A buffer yard shall be provided and maintained adjacent to any property line, except those properiy lines
interior 10 the solar energy sysiem, and landscaped in once (1) of twa (2) ways. Il a property ceases being
used for the solar energy system, buffering will be required along all property lines adjacent to the
propeety which has been removed.

Alternative 1: A ten fool (107) wide strip of land with a six foot (6"} 1all opaque privacy fence,
wall, berm or combination thereof. Opaque privacy fences shall be construction of good quality
materials such as vinyl, pressure treated lumber, brick, stone. or similar materials approved by
the Zoning Administrator. For the purposes of (his chapler tarps, car covers lents, (abric, chain
link fences wilh slats, or similar materials shall not be deemed to satisly the requirements of
opaque fencing.

Alternative 2: A twenty foot (20°) wide strip of land with 2 evergreen trees, 2 canopy trees, 2
understory trees and 24 shrubs planted per fifty linear feet (50°) of buffer. The trees shall be a
minimum of six feet (6°) at the time of planting and the shrubs shall be a minimum of eighteen
inches (18" ) at the time of planting,

A, __The applicant is free to choose from Alternatives 1 or 2. Buffers planted below
overhead utility lines shall apply any of the allowed buffer aliernatives, except that
understory trees shall replace any canopy trees al a rate of two (2) understory trees per
required canopy tree.

K-H.  Plant and structure location within buffer. The placement of required plants and
structures shall be the decision of the applicant; however, they shall be located so as 10
achicve the maximum level ol protection. Plant material shall meet the buffer
requirements every fifty fect (50°). Buffer areas not retained in native habitat shall be
seeded or sodded with lawn and maimtained a1 a height of no more than 15 inches,
established with ground cover, or mulched with organic mulch. Inorganic ground cover
shall not exceed fifty percent (50%) of the total required area of the buffer.

1. Where a fence or wall is used as part of a buffer, the decorative side of the fence or wall
shall be faced 10 the adjacent property.

bl Permitted structures in buffer area.

1. Where walls are placed within any required buffer area:
a. No walls of exposed concrete block are permitted. whether painted or not,
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b. The applicant shall be required to demonstrate provisions for access and
mainienance of landscaping and the wall structure at the time of site plan
approval,

c. Breaks in the wall may be provided for pedestrian and vehicular
connections 1o adjacent developments.

2. Where berms are placed within any required buffer area:

a. A berm or combination of materials such as a berm and a feace shall be a
minimum six feet (6°) in height.

b. Berms shall have slopes of not less than three feet (3°) horizontal for each
one foot {1°) vertical.

c. Slopes in excess of three feet (37) horizontal for cach one foot (1°) vertical
may be permitted if sufficient erosion conirol methods are taken and
deemed by the Zoning Administrator to be maintainable,

3. Where opaque privacy fences are placed within any required huffer area:

a. No reduction in buffer width shall be provided based on the provision of a
chain-link fence.

b. Fences shall be a minimum of six feet (6} in height unless paired with a
bermn and in such case the combination of berm and fence shall be a
minimum of six feet (6') in height.

¢. Breaks in the fence may be provided for pedestrian and vehicular
connections to adjacent developments.

d. Fences shall be maintained in a siructurally safe and attractive condition
and with finished faces located lowards the adjacent property.

Ek Permilted wse of buffer area. A buffer area shall not be used for anything except:

1. Passive recreation and picaic facilities, including pedestrian and bike trails,

L5

Other appurtenances which require high visibility and easy access, such as fire
hydrants and utilities, public and emergency telephones, mail boxes, and bus
sheliers, or benches, are also permitted in a buffer. No screening of such
appurtenances shall be required or permitted.

3. Access ways when necessary (o provide access to adjacent properties.

4. A required buffer is encouraged to retain areas of native habitat and may
incorporate water resources including stormwater management facilities.
However, the minimum width of the bufier shall be preserved as a planting area
and there shall be no reduction in buffer width based on the stormwater
management facilities.

KL, Alternative compliance, The buffer requirements may be modified by the Board
of Supervisors upon a finding that a modification would be consistent with the purpose of
this ordinance, this section, and the adopted plans and policies of the county; that such
modification would not adversely affect the land vse compatibility or public interest; and



that the subject parcel or modified buffer complies with one (1) or more of the following
criteria:

1. The baffer is paralle] and adjacent to an existing utility or drainage easement of at
least one hundred feet (1007) 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 1o provide the
required buffer benefits.

2

Prin. il

Financial hardship due to meeting (he requirements of this section shall not be sufficient
justification for alicrnative compliance.

&M Site Plan, Landscaping of bulfer yards shall be shown on the site plan in
accordance with the standards in Division } ARTICLE LXVII “Site Plan Review™ and
shall be provided and maintained in accordance with sound horticultural practices.

HN £ 'ﬂ!'l.ll v

JAll property containing pancls must be enclosed with chain link fencing seven feet (7°)

panel side of the buffer arei.

‘ tall, topped with barbed wire, and secured with gnlcs.l_Fcr_\u_r_lgﬁshnll be constructed on the - ‘{Cnmgﬂlgd [LT9]: More flexbility in fencing.

| § 25-70.97 Safety and Construction

A. Design
The applicant shall submit documentation that the design ol any buildings and structures associated with
ot part of the solar energy praicct complies with applicable sections of the Virginia Uniform Stnewide
Building Code (USBC) (13VACS5-63). This requirement includes all electrical components of the solar
energy project.

B. Construction and installation

In the construction and installation of a large solar eneray system, the owner or operator shall install all
electrical wires associated with the large solar energy system underground unless the applicant can
demonstrate the necessity for aboveground installations as determined by the Board of Supervisors.

C. Ground waler monitoring

Ground water monitoring Lo assess the level of groundwater comtamination shall take place prior 1o and
upon completion of construction of the project throughout the area of the solar encrgy system. Ground
water monitoring shall take place every five (8) years of the operation of the project. and upon
completion of decommissioning. Resulis from said monitoring shall be delivered to the Virginia
Department of Health, Avgusta County Department of Community Development and the Augusta



County Service Authority. Any adverse impacts identified will be mitignted by the owner of the
solar energy facility to the property owner's satisfaction,

D. Traffic Impact Staterneat and/or Analysis

As part of the project application, the applicant shall submit a traffic impact stalement. If required by the
Virginia Department of Transportation, the applicant shafl submit a Traffic Impact Analysis found to be
in compliance with the requirements of Chapter 527 (24VAC30-155).

§ 25.70.108 Decommissioning

A. Decommissioning plan
As part of the project application, the applicant shall submit a decommissioning plan, which shall
include the following: (1) the anticipated life of the project; (2) the estimated decommissioning cost in
current dollars; (3) how said estimate was determined; (4) the method of ensuring that funds will be
available for decommissioning and resteration; (5) the method that the decommissioning cost will be
kept current; and (6) the maaner in which the project will be decommissioned and the site restored.

B. Discontinuation or Abandonment of Project

1~

Thirty (30) days prior to such time that a large solar energy system is scheduled to be abandoned or
discontinued, the owner or operator shall notify the Director of Community Development by
certified U.S, mail of the proposed date of abandonment or discontinuation of operations. Any solar
project that has been inogerable or unutilized for a period of 12 consecutive months shall be deemed
abandoned and subject to the requirements of this section.

Within 365 days of the date of abandonment or discontinuation, the owner or operator shall complete
the physical removal of the solar energy project and site restoration. This period may be extended at
the request of the owner or operator, upon approval of the Board of Supervisors.

. Decommissioning of discontinued or abandoned large solar energy systems shall in¢lude the

following:

a) Physical removal of all solar energy cquipment and above-grovnd appurienant struciures from
the subject property including, but not limited to, buildings, machinery, equipment, cabling and
connections to transmission lines, equipment shelters, security barriers, electrical components,
roads, unless such roads need (o remain to access buildings retrefitted for another purpose, or the
Jlandowner submits a request to the Board of Supervisors that such roads remain.

b) Below-grade structures, such as foundations, underground collection cabling, mounting beams,
footers, and all other equipment installed with the system shall be completely removed: however,
these structures may be allowed to remain if a written request is submitted by the landowners

loand-a-waiver-ts-sranted-by-the Board of Supervisors,



¢) Compacted soils shall be decompacted as agreed to by the landowner.

d) Restoration of the lopography of the project site to is pre-existing condition, except that any
landscaping or grading may remain in the after-condition if a wrilten request is submitted by the
landowner lound-a-waives-is-eramad-by-the Board of Supervisors.

¢} Proper disposal of all solid or hazardous materials and wastes from the site in accordance with
local, state, and federal solid waste disposal regulations.

§ 25-70.119 Bonding

Prior 1o the issvance of a Building Permit for a solar encrgy system, the appticant shall:

A. Submit to the Zoning Adminisirator an itemized cost estimate of the work to be done to completely

remove the entire solar encrgy system plus twenty-five percent (25%) of said estimated costs as a
reasonable allowance for administrative costs, inflation, and poteatial damage 1o existing roads or
utilities._The cost estimate shall notinciude a reduction as it relates to the salvapee value of the solar
cnergy S!S[Uﬂl.

. Submit a bond, irrevecable Lenter of Credit, or other appropriate surety acceptable to the County in the
amount of the estimate as approved by the Zoning Administrator shall:

1. Sccure the cost of removing the system and restoring the sife to its original condition to the
extent reasonably possible; and

2. Include a mechanism for a Cost of Living Adjustment after ten {10) and fifteen (15) years,

. The applicant will ensure the bond, imevocable Letier of Credit, or other surety shall remain in full force
and effect unti! the Community Development Department has inspecied the site and verified that the
solar energy system has been removed. At which time the Community Development Department shall
promptly release the bond, irrevocable Letter of Credit, or other surety.



