Agenda
Louisa County Planning Commission
Thursday, March 9, 2017
7:00 PM
Louisa County Public Meeting Room
CALL TO ORDER
ROLL CALL
INVOCATION
PLEDGE OF ALLEGIANCE
I.

CONSENT AGENDA
A. Approval of Agenda
B. Approval of Planning Commission Minutes
1. Planning Commission - Regular Meeting - Feb 9, 2017 7:00 PM

II. PUBLIC ADDRESS
III. UNFINISHED BUSINESS
IV. PUBLIC HEARINGS
V. NEW BUSINESS
A. Review - Conservation Easement for Conformance with Comprehensive Plan (Green
Springs Timber LLC & VOF)
VI. DISCUSSION
VII. REPORTS
ANNOUNCEMENTS AND ADJOURNMENT

BY ORDER OF:
ERIC PURCELL, CHAIRMAN
PLANNING COMMISSION
LOUISA COUNTY, VIRGINIA
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Minutes
Louisa County Planning Commission
Thursday, February 9, 2017
7:00 PM
Louisa County Public Meeting Room
CALL TO ORDER
Mr. Purcell called the February 9, 2017, meeting of the Planning Commission to order at 7:00
p.m.
ROLL CALL
Attendee Name
Gordon Brooks
Jack Matthews
Holly Reynolds
Ellis Quarles
Eric Purcell
Cyrus Weaver
George Goodwin
Tommy Runnett
Garland Nuckols
Tommy J. Barlow
Others Present:

Title
Commissioner
Commissioner
Vice Chairman
Commissioner
Chairman
Commissioner
Commissioner
Town of Mineral Representative
Town of Louisa Representative
Mountain Road District Supervisor

Status
Present
Present
Present
Present
Present
Present
Absent
Absent
Present
Present

Arrived

Allyson Finchum, Community Development Director; Christy Monolo,
Assistant County Attorney; and Kathrine Courchaine, Administrative
Assistant.

INVOCATION
Mr. Nuckols led the invocation.

PLEDGE OF ALLEGIANCE
The Pledge of Allegiance was led by Mr. Matthews.

CONSENT AGENDA
On the motion of Mr. Matthews, seconded by Mr. Quarles, which carried a vote of 6-0, the
Commission approved the consent agenda, including the January 12, 2017 minutes and the
approval of agenda, as amended, with the following change:
 Amended order of business to hear Public Hearing Item B, FY2018-2022 Louisa County
Capital Improvements Plan (CIP), in Accordance with the 2012 Comprehensive Plan and
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Section 15.2-2239 of the State Code of Virginia-2022 Louisa County Capital
Improvements Plan (CIP), as the first public hearing.
PUBLIC ADDRESS

UNFINISHED BUSINESS
Amendments to the Louisa County Zoning Ordinance - Agricultural and Forestal Districts
Ms. Finchum reviewed the request for amendment to the Agricultural and Forestal (Ag/Forestal)
District Zoning Ordinance that was presented to the members at the January 12, 2017 meeting.
Ms. Finchum stated staff’s research found that the criteria for evaluating applications is that the
conformance with the comprehensive plan review is part of the overall consideration for the
Ag/Forestal District project. It runs specifically with the Ag/Forestal District proposal, the
Planning Commission Advisory Committee and any public hearing at which an application has
been filed. Ms. Finchum stated for that reason, there is not a separate process and language has
been added to the proposal to clarify.

Mr. Purcell asked Mr. Barlow for clarification regarding the Board of Supervisors (BOS)
concern about the amendment. Mr. Barlow explained the request for the Planning Commission
(PC) to analyze what was actually being reviewed for Ag/Forestal Districts and conservation
easements for conformance with the comprehensive plan. Mr. Barlow further explained that if
the request was in a growth area it could be reviewed to determine the impact on future growth
areas.
Mr. Weaver asked if this was requested by the Commonwealth. Ms. Finchum explained it is in
the state code to conduct the conformance with the comprehensive plan review.
Mr. Purcell commented that he understands the desire for the BOS to examine requests that
could affect large monetary investments in infrastructure. Mr. Purcell noted he supports property
rights and felt the current review process has been working satisfactory. Mr. Purcell inquired if
the process has been followed properly. Ms. Finchum noted that the state code has been followed
and the request is to clarify the process in the county code.
Mr. Purcell noted that he did not support the conservation easement amendment and he does not
support the Ag/Forestal District amendment.
Mr. Weaver inquired if there are any surrounding counties that utilize this review process. Ms.
Finchum stated she does not know.
Mr. Brooks asked for explanation of the difference between the conservation easement
amendment and the Ag/Forestal District amendment. Ms. Finchum explained that both require
conformance of the comprehensive plan review by state code although the process differs. Ms.
Finchum further explained the process is unclear in the county code and the review needs to be a
part of the Ag/Forestal District process. Ms. Finchum stated the exact process was included as a
statement that the review would occur.
Page 2

Packet Pg. 3

Minutes Acceptance: Minutes of Feb 9, 2017 7:00 PM (Approval of Planning Commission Minutes)

Mr. Purcell opened the public address period and asked if anyone wished to speak on issues not on
this evening’s agenda. There being no one present who desired to speak, Mr. Purcell closed the
public address period.
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Mr. Brooks asked for clarification that the proposed amendment is not creating a new review,
just outlining the current one. Ms. Finchum said that is correct.

On the motion of Mr. Weaver, seconded by Mr. Quarles, which carried a vote of 5-1, with Mr.
Brooks opposing, the Commission voted to disapprove and not recommend the amendment to
the Board of Supervisors.
PUBLIC HEARINGS
FY2018-2022 Louisa County Capital Improvements Plan (CIP)
Ms. Finchum stated the Planning Commission (PC) had previously reviewed the Capital
Improvement Plan (CIP). Ms. Finchum noted no changes have been made since that time and is
being presented for the approval of the Commission.
Mr. Purcell opened the public hearing.
Mr. Jerry Rosenthal, Patrick Henry District, addressed the members noted the following
comments and concerns:
 New county use building;
 Basics were excellently covered in the justification;
 Other possibilities need to be considered;
 Opposed to the county spending money needlessly;
 Understands constraints and need to have specific agencies together; and
 Suggested the PC and BOS gather more information to properly direct design and
engineer work.
Mr. Purcell closed the public hearing.
Mr. Purcell noted a lot of different options are being considered.
On the motion of Ms. Reynolds, seconded by Mr. Weaver, which carried a vote of 6-0, the
Commission agreed to forward the Capital Improvement Plan to the Board of Supervisors with
the recommendation of approval.
CUP2016-08, CPA2016-01; Belcher Solar LLC, Applicant; Matthew Meares, Agent; Boyd
Cash LLC, Owner – Comprehensive Plan Amendment, Determination of Substantial
Conformance with the 2012 Comprehensive Plan and Conditional Use Permit Request
Mr. Purcell stated for the record that he will not be participating as far as comments or voting on
this item, not due to financial interest but due to any perceived appearance of impropriety. Mr.
Purcell noted he will remain in the capacity of Chairman.
Ms. Finchum presented to the members the three requests for the following:
1. Amendment to the 2012 Comprehensive Plan to specifically identify where “major utility
services” including solar electrical generation facilities may be located.
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Mr. Brooks motioned to approve the amendment, with there being no second, the motion failed.
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Ms. Finchum stated the project will occupy a portion of 1304.52 acres in the Patrick Henry
District, zoned Agricultural (A-2) with surrounding zoning of A-1 and A-2. Ms. Finchum noted
the existing use is agricultural and the requested use is a utility service major. Ms. Finchum
explained the request is for the issuance of a conditional use permit (CUP) for Belcher Solar to
construct, own and operate a solar facility consisting of the 88.2 megawatts. Ms. Finchum noted
the 2012 Comprehensive Plan designates the area partially in the Town of Louisa Growth Area,
for low density residential with a portion located outside the growth area designated
agricultural/very low density residential.
Ms. Finchum explained, to be in conformance, the state code requires that a public service
corporation facility may not be constructed, “unless and until the general location or approximate
location, character, and extent thereof has been submitted to and approved by the commission as
being substantially in accord with the adopted comprehensive plan or part thereof.”
Ms. Finchum stated the applicant submitted their suggestion that the proposed project meets the
desired goals of the comprehensive plan along with the proposed amendment to read as follows:
“Solar facilities are a form of energy generation which can be located in the agricultural
districts on a case by case basis.”
Ms. Finchum noted the proposed amendment is too vague and it is staff’s opinion that state code
requirements are not being met due to the general or approximate location and the character and
extent of the facility is not designated as the state code requires.
Ms. Finchum requested changes to the following proposed conditions:
 Condition #8. Add. (Project site is shown on the Preliminary Concept Layout prepared by
Timmons Group dated October 21, 2016); and
 Condition #17. Strike and Revise. The building permit must be obtained within five (5)
years of obtaining the Conditional Use Permit and the generation of solar electricity shall
begin within two (2) years of the building permit or this CUP shall be null and void.
Mr. Matthews noted the newly proposed conditions by the applicant needed to be discussed and
reviewed by staff.
Mr. Matthew Meares, Agent/Owner, presented to the members a PowerPoint presentation that
included the following information:
 Based out of Richmond, Virginia;
 Granted six (6) conditional use permits in five counties;
 ow solar energy works;
 Solar power is economically competitive;
 Virginia Power is actively developing projects;
 Good electrical infrastructure in Louisa;
 Context map reviewed;
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2. Determination that the proposed utility service, major is substantially in accord with the
2012 Comprehensive Plan, as amended.
3. Issuance of a conditional use permit for a utility service, major for construction of an 88.2
MW solar electrical generation facility in accordance with Section 86-64.3 Permitted uses
- With conditional use permit in the Agricultural (A-2) zoning district
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 Not seeking any additional land;
 Low visual impact:
o Max panel height;
o Non reflective materials used; and
o Electrical lines will be buried except where interconnecting.
 Discussed solar components;
 Explained the construction and installation process:
o Installation of piles and panels;
o Wiring completion;
o Inverter and transformer installation; and
o Grid connection.
 Addressed concerns of construction noise;
 Foundation piling will be largest noise source;
 Restricting foundation piling to daylight hours Monday - Saturday;
 No noise during regular operation;
 Decommissioning will be completed in 35 years at the end of the project;
o Proposed surety for decommissioning; and
o No cost or liability to the county for removal/decommissioning.
 No trapped heat due to airflow;
 Minimum water usage with no effect on wells;
 Stormwater permit required by Virginia Department of Environmental Quality (DEQ);
 No effect on wildlife;
 Native grasses will be planted;
 Discussed construction traffic management plan;
 Security fencing will be in place;
 No expected impact on property values;
 Reviewed economic benefits;
 600 jobs during construction;
 Direct and indirect jobs;
 No emergency service or education burden to county;
 Approximately $200,000 in tax revenue to the county per year; and
 Monitoring will be done remotely twenty-four (24) hours a day.
Mr. Meares noted changes that have been made to the proposed Comprehensive Plan
Amendment and defers to the Commission for any further suggestions.
Mr. Meares requested changes to the following proposed conditions:
 Condition #1. Strike. 35 solar inverters, 35 medium voltage step-up transformers;
 Condition #2. Amend. This conditional use permit may not be phased or reduced in
megawatt size;
 Condition #4. Accepted as amended by staff;
 Condition #8. Strike and Propose. A minimum 300’ setback from solar equipment to the
property line shall be provided around the perimeter of the project. Within the buffer, the
first thirty (30) feet from the adjacent property line, except for areas where roads exist
now or in the future, shall remain undisturbed and whatever current or future planted
trees within this area shall be allowed to grow for the life of the project. In the remaining
setback area the land may continue to be used for any use approved in the current zoning
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(including harvesting timber). Furthermore, parking areas for use during construction
only, temporary fences and temporary roads may be loaded within the setback area. The
setback can also be used for laydown yards used during construction only, as long as not
visible by any adjacent residence in existence at the time of approval, unless owner of
residence allows in writing, and approved by the County Attorney, that the laydown area
can be visible. The setback requirement will not apply where the adjacent property is
owned by the same property owner as covered in the CUP at the time of approval by the
Board of Supervisors, the same property owner as covered in the CUP at the time of
approval by the Board of Supervisors owns both sides of any public rights of way, or
there are no existing houses and houses that have building permits on the adjacent
property at the time of approval by the Board of Supervisors. The setback will be reduced
to 150 feet where the existing houses and houses that have building permits on the
adjacent property is more than 350 feet from the property boundary adjacent to the
project. The requirement in this section may be reduced or waived if agreed to in writing,
by the owner of the adjacent parcels and the County Attorney;
 Condition #9. Add and Strike.
o Add. Excepting for items outside of control of project;
o Add. The project owner. Unless the solar energy farm is owned by a
public service corporation in the Commonwealth of Virginia the net costs
of decommissioning shall be secured by an adequate surety in a form
agreed to by the County Attorney, included but not limited to a letter of
credit, cash, or a guarantee by an investment grade entity, posted within 30
days of the project receiving its occupancy permit or equivalent from the
county. The initial surety amount will be determined by a third party
engineer and approved by the county prior to site plan approval. If surety
is required, the cost estimates of the decommissioning shall be updated
every five (5) years and provided to the county. At its option, the county
may require the surety amount be increased based on the net cost of
decommissioning;
o Strike. The applicant, project owner and/or property owner;
 Condition #14. Amend. No aspect of a solar farm shall exceed 25 feet in height, as
measured from grade at the base of the structure to its highest point. Solar panels shall be
a maximum of 11ft in height at the highest point as stated in the application (as measured
from the highest grade for a given structure from normal grade level). Such height
restriction shall not apply to electrical distribution or transmission lines. Within the
Project area electrical lines will be buried except for possibly those to cross creeks,
wetlands, public right of ways, and the main line to the point of interconnection; and
 Condition #17. Accepted as amended by staff.
Mr. Meares reviewed visual impact documentation with various distances from the project.
Mr. Matthews suggested striking the last line of condition #8, “The requirements in this section
may be reduced or waived if agreed to in writing, by the owner of the adjacent parcels and the
County Attorney”. Mr. Meares agreed.
Mr. Matthews asked if the applicant agreed to condition #4, as written by staff. Mr. Meares said
yes.
Mr. Matthews inquired how long the applicant owned and operated the Powhatan facility before
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the project was sold to Dominion Power. Mr. Meares stated they exit the project sometime
between the beginning of construction and before the facility goes online.
Mr. Purcell opened the public hearing.

Mr. Andy Plumley, Jackson District, addressed the members and expressed the following
comments and concerns:
 Concerned about the view of solar panels;
 Good source of revenue for county;
 Setbacks seem adequate except for the proposed 30 foot buffer; and
 Suggested a larger buffer.
Mr. A. Pierce Stone, Louisa District, addressed the members in favor of the project and
expressed the following comments:
 Proposing buffers;
 Nonpolluting power;
 Good for our community;
 Very efficient energy;
 Excellent revenue for the county;
 Approved another solar facility in the county;
 Great use of the property; and
 Need for this type of energy.
Mr. Matt Dowdy, Louisa District, addressed the members in favor of the project and expressed
the following comments:
 Worked on other projects throughout the state; and
 Proposed buffers are in line with other projects.
Mr. Jerry Rosenthal, Patrick Henry District, addressed the members in favor of the project and
expressed the following comments:
 Project is good for Louisa;
 Applicant has done a good job to protect the neighborhood; and
 Encourage approval of the project.
Deacon Marilyn Winn, Patrick Henry District, addressed the members in opposition of the
project and expressed the following comments and concerns:
 Signs of timber cut and areas already destroyed;
 Dangers of children near the proposed fence;
 Project is close within the community;
 Wildlife will be affected;
 Effects on Harris Creek; and
 Traffic concerns.
The Reverend Terry Jones, Patrick Henry District, addressed the members in opposition of the
project and expressed the following comments and concerns:
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Mr. Thomas Whitlock, Patrick Henry, noted concern and asked the members if the agricultural
zoning would remain the same.
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Noted concerns and uncertainties within the community;
County is known for beauty, agricultural and nature;
Concerns about appearance and danger of fence;
Suggested smaller scale project;
Dangers to wildlife;
Not just about economic gain;
Consider today, tomorrow and the future; and
Keep Louisa beautiful.

Ms. Gina Parrott, Patrick Henry District, addressed the members in favor of the project and
expressed the following comments and concerns:
 Agree with the need for solar energy;
 Requested a 300 foot setback from property line;
 Preserve wildlife;
 Fence will push wildlife from community; and
 Continued buffer maintenance needed.
Mr. Harold Purcell, Midlothian, addressed the members in favor of the project and expressed the
following comments:
 Any property that is not contained within the solar farm that Boyd Cash LLC continues to
own, not subject to the lease, will be maintained in timber for the life of the lease;
 Highest best use of the land;
 Benefits to solar energy;
 Economic benefit;
 Researched several solar farm development companies;
 Importance of proper and reasonable buffer; and
 Respect property rights of neighbors.
Mr. Meares addressed the following concerns:
 Will not disturb or cross Harris Creek;
 Closest the fence would be to a property line would be 150 feet behind buffer;
 Continued maintenance of buffer to be completed by applicant;
 Traffic will only be during construction; and
 One person per month during operation.
Mr. Matthews inquired if Virginia Solar, LLC was entering into the lease agreement with the
property owner. Mr. Meares stated it is a subsidiary. Mr. Matthews asked if the lease would be
sold with the solar facility. Mr. Meares stated they will remain the lease holder of the property.
Mr. Quarles inquired how Harris Creek will be maintained without crossing it. Mr. Meares stated
it will be maintained from both sides. Mr. Meares further explained there will be one access from
Desper Road and the second is a right of way near the intersection of Tisdale and Waldrop
Church Road.
Mr. Quarles asked if there will be three (3) access points. Mr. Meares said that is correct.
Ms. Reynolds asked how far the project will be from wetlands. Mr. Meares stated the standard is
ten (10) feet from any Army Corps of Engineers delineated wetlands, streams or creeks.
Page 8

Packet Pg. 9

Minutes Acceptance: Minutes of Feb 9, 2017 7:00 PM (Approval of Planning Commission Minutes)

Louisa County Planning Commission

1.B.1

Louisa County Planning Commission

Agenda

February 9, 2017

Ms. Reynolds inquired if there is a requirement to plant seedlings after harvesting timber. Mr.
Purcell explained once timbering operations begin, the forestry department must be notified then
best management practices have to be followed in accordance with the state which will depend
on the type of operation.
Ms. Reynolds asked if zoning would be affected if the CUP is not approved. Ms. Finchum stated
the property will not be affected and will remain agricultural.
Mr. Brooks asked what the proposed 300 foot setback to the solar panels would consist of. Mr.
Meares stated the first 150 foot from the solar panels would not consist of trees due to shade. Mr.
Meares confirmed the 30 foot buffer is required to be trees and the remaining would consist of a
vegetative buffer.
Mr. Weaver noted a 300 foot buffer is more than what is needed.
Mr. Matthews asked if the applicant would be in agreement to a 50 foot natural vegetative buffer.
Mr. Meares agreed.
Mr. Quarles asked for clarification about condition #7, regarding the difference between pile
driving and heavy construction. Mr. Meares stated the condition matches the condition for the
Dominion project.
Mr. Purcell closed the public hearing.
Mr. Brooks inquired if staff had a chance to read the newly proposed language for the
comprehensive plan amendment. Ms. Finchum stated it is sufficient if the PC would like to see
solar facilities in agricultural and residential areas. Ms. Finchum further noted there would still
be the need to identify the facility.
Mr. Purcell added clarification regarding Mr. Whitlock’s question. Mr. Purcell explained the
discussion pertaining to the comprehensive plan has to do with the maps and proposed land use
but the underlying zoning of agricultural will always remain in effect. Mr. Purcell further
explained this is a CUP for a solar farm on agricultural land that will continue to be such.
Ms. Reynolds noted that this matter does not pertain just to this particular project, that it applies
to the entire comprehensive plan and Mr. Purcell should have a vote.
Mr. Purcell noted he will continue to recuse himself from the vote associated to the solar project
but will vote on the comprehensive plan issue.
Mr. Brooks asked staff if the motion will address the concerns with the comprehensive plan. Ms.
Finchum said yes
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Ms. Reynolds asked for an explanation regarding the proposed setbacks. Mr. Meares stated the
first 30 feet would be existing untouched timber. Mr. Meares stated there will be a 300 foot
setback for property owners with an existing home or building permits. Mr. Meares explained the
setback will be reduced to 150 feet where the existing houses on the adjacent property is more
than 350 feet from the property line.
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Mr. Matthews inquired if solar facilities are by right in any zoning districts. Ms. Monolo stated
the use is allowed in Industrial General (I-2) District.

1.

Amendment to the 2012 Comprehensive Plan to specifically identify solar facilities are a
form of energy generation which can be located in all zoning districts, with the exception
of Industrial General (I-2) District, by the conditional use permit process.

On the motion of Mr. Matthews, seconded by Ms. Reynolds, which carried a vote of 5-0-1, with
Mr. Purcell abstaining, the Commission agreed to forward the application to the Board of
Supervisors with the recommendation of approval for the following:
2.

Determination that the proposed utility service, major is substantially in accord with the
2012 Comprehensive Plan, as amended. Contingent upon the Board of Supervisors
approval of this Comprehensive Plan amendment.

Ms. Finchum addressed the members with the following concerns and requests pertaining to the
conditional use permit:
 Requested condition #2 remain regarding the life of the CUP;
o Many CUPs have included this condition;
 Requested condition #8 remain as written by staff;
o Noted concern regarding the proposed setback and buffer condition;
 Requested the language County Attorney be replaced with Zoning Administrator; and
 Requested to amend the surety language from condition #9.
Ms. Reynolds inquired why the surety language needed to be stricken from condition #9. Ms.
Finchum explained staff would need to consult with the County Attorney.
Further discussion ensued between the members regarding buffer options.
On the motion of Mr. Matthews, seconded by Mr. Quarles, which carried a vote of 5-0-1, with
Mr. Purcell abstaining, the Commission agreed to forward the application to the Board of
Supervisors with the recommendation of approval for the following:
3.

Issuance of a conditional use permit for a utility service, major in accordance with
Section 86-64.3 Permitted uses - With conditional use permit in the Agricultural (A-2)
zoning district to include to the following conditions as amended:
PROPOSED CONDITIONS

1.

The solar energy farm shall be a major utility service as defined in the Louisa County
Zoning Ordinance consisting of one integrated power generation facility and shall be
limited to no more than 370,000 solar modules on 1053 acres of disturbed area of the
1304.52 acre property identified as “Belcher – Virginia Solar” and shown on the
Preliminary Concept Layout prepared by Timmons Group dated October 21, 2016.
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On the motion of Mr. Matthews, seconded by seconded by Mr. Quarles, which carried a vote of 60, the Commission agreed to forward the application to the Board of Supervisors with the
recommendation of approval for the following:
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2.

This CUP is for an 88.2MW AC solar photovoltaic (PV) solar facility constructed,
owned, and operated by Belcher Solar LLC (Applicant) to be constructed in a single
phase and designed for a life of 35 years from the date of commencement of operations.
This conditional use permit may not be phased, reduced in megawatt size (by unnatural
means) or extended beyond 35 years. Reduction in megawatt size to no less than 64
megawatts may only occur as panels naturally degrade over the life of the project.

3.

Site Plan Requirements. Location of the solar panels and other structures shall be
generally consistent with the application submittal. The Applicant or project owner shall
provide the following plans for review and approval for the solar energy facility (the
“Project”). In addition to all state and local site plan requirements, such plans shall
include, at a minimum, those items listed below.
A.

Construction Management Plan, to include plans for:
i.
Traffic control methods, including, if applicable, lane closures,
flagging procedures, directional and informational signage, and
designated access points for deliveries and employee access.
ii.
Designated delivery and parking areas.
iii.
Designated routes for deliveries of equipment and materials on
secondary roads to the Property (the “Delivery Routes”).
iv.
Plans to direct employee traffic and delivery traffic to specific
roadways to access the Property so as to minimize conflicts with
local traffic patterns.

B.
i.
ii.
iii.
iv.

Construction Mitigation Plan, to include plans for
Dust mitigation, such as water trucks, mulch, or similar methods.
Smoke and burn mitigation, such as containment or similar methods.
Noise mitigation, such as the enforcement of hours of operation, traffic
control, and similar methods.
Road monitoring and policing on Waldrop Church Road, to include
cleaning roadways of mud tracked onto Waldrop Church Road from
construction-related traffic.

4.

Fencing. The applicant or project owner shall install a security fence surrounding the
Project that is a minimum height of a six (6) foot high chain link fence topped with 1 foot
tall barbed wire, as stated in the application. The required fencing shall be placed on the
interior limits of the required 300 foot buffer (refer to condition #8).

5.

Lighting. Except for safety and security lighting which shall be downward facing, the
Project shall not be lit. Lighting shall not exceed fifteen (15) feet in height, except within
the substation area shown on the Preliminary Concept Layout prepared by Timmons
Group dated October 21, 2016; which shall not exceed thirty (30) feet. Any outdoor
lighting shall be of the dark sky variety.

6.

Noise generated from construction of solar energy facilities have maximum noise levels
of 80 to 90 A-weighted decibels (dBA) at a distance of 50’.

7.

Construction and Deconstruction Hours.
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8.

Setbacks. A minimum 300’ foot setback from solar equipment to the property line shall
be provided around the perimeter of the Project. Within the buffer, the first fifty (50) feet
from the adjacent property line, except for areas where roads exist now or in the future,
shall remain undisturbed and whatever current or to be planted trees within this area shall
be allowed to grow for the life of the project. In the remaining setback area the land may
continue to be used for any use approved in the current zoning (including harvesting
timber). Furthermore, parking areas for use during construction only, temporary fences
and temporary roads may be located within the setback area. The setback can also be used
for laydown yards used during construction only, as long as not visible by any adjacent
residence in existence at the time of approval. This setback requirement will not apply
where the adjacent property is owned by the same property owner as covered in the CUP
at the time of the approval by the Board of Supervisors, the same property owner as
covered in the CUP at the time of the approval by the Board of Supervisors owns both
sides of any public rights of way, or there are no existing houses and houses that have
building permits on the adjacent property at the time of the approval by the Board of
Supervisors. The setback will be reduced to 150 feet where the existing houses and
houses that have building permits on the adjacent property is more than 350 feet from the
property boundary adjacent to the Project.

9.

If the solar energy farm is inactive, completely or substantially discontinuing the delivery
of electricity to an electrical grid for a continuous 30 day period, excepting for items
outside of control of the Project, or longer as approved by the Zoning Administrator in
consultation with other agencies with submittal of requested documentation from the
applicant or project owner, as needed; it shall be considered abandoned. The applicant or
project owner shall provide notice to County Staff immediately upon the site becoming
inactive and/or shutting down operation. The applicant or current project owner shall
remove the facilities ("decommissioning") within six (6) months of receipt of notice from
the County ("County Notice"). If the facility is not removed within the specified time
after the County Notice, the County may cause the removal of the solar energy farm with
costs being borne by the Project Owner. Unless the solar energy farm is owned by a
public service corporation in the Commonwealth of Virginia otherwise not allowed by
local, state, or federal law, the net costs of decommissioning shall be secured by an
adequate surety in a form agreed to by the County Attorney, including but not limited to a
letter of credit, cash, or a guarantee by an investment grade entity, posted within 30 days
of the project receiving its occupancy permit or equivalent from the County. The initial
surety amount will be determined by a third party engineer and approved by the county
prior to site plan approval. If surety is required, the cost estimates of the
decommissioning shall be updated every five (5) years and provided to the County. At its
option, the County may require the surety amount be increased based on the net cost of
decommissioning.

10.

The applicant or project owner shall provide materials, education, and/or training, in
coordination with the County’s Emergency Services staff, to the departments serving the
solar energy farm in regard to how to safely respond to on-site emergencies.
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All piling driving activity shall be limited to the hours of 8:00 a.m. to 6:00 p.m., Monday
through Saturday. The project owner may request permission from the Zoning
Administrator to conduct piling driving activity on Sunday, but such permission will be
granted or denied at the sole discretion of the Zoning Administrator.
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11.

All access to the Project will be from an existing public road via fee simple access with
no obligation to the Virginia Department of Transportation or the County of Louisa for
construction, maintenance or access. All access and roads entering the Project are to be
marked by the applicant or project owner with identifying signage.

12.

A Construction Traffic Management Plan and mitigation measures shall be developed by
the applicant or project owner and submitted to the Virginia Department of
Transportation (VDOT) and the County of Louisa for review. The Plan shall address
traffic control measures, a pre- and post-construction road evaluation, and any necessary
repairs to the public or private road that are required as a result of damage from the
Project. If a traffic issue arises during the construction of the Project, the applicant or
project owner shall develop, with input from the County and VDOT, and complete
appropriate measures to mitigate the issue. General maintenance shall occur during
construction. All final repairs shall be completed within 30 days post-construction to
bring roads to a minimum of the pre-construction condition.

13.

All panels will use anti reflective coatings.

14.

No aspect of a solar farm shall exceed 25 feet in height, as measured from grade at the
base of the structure to its highest point. Solar panels shall be a maximum of 11 feet in
height at the highest point as stated in the application (as measured from the highest grade
for a given structure from normal grade level). Such height restriction shall not apply to
electrical distribution or transmission lines. Within the Project area electrical lines will be
buried except for possibly those to cross creeks, wetlands, public right of ways, and the
main line to the point of interconnection.

15.

The Project will be designed, constructed and tested to meet relevant local, state and
federal standards as applicable.

16.

All federal, state, and local laws, regulations, permit requirements and ordinances will be
adhered to including but not limited to:
A. All active solar systems shall meet the requirements of the National Electrical
Code (NEC), National Electrical Safety Code (NESC), American Society of Civil
Engineers (ASCE), American National Standards Institute (ANSI), Institute of
Electrical and Electronics Engineers (IEEE), Underwriters Laboratories (UL), or
International Electro technical Commission (IEC) as applicable and state building
code shall be inspected by a county building inspector through the building permit
process.
B. An Erosion and Sediment Control plan must be submitted and approved prior to
any land disturbance.
C. The site shall fully comply with all applicable provisions of the Louisa County
Zoning Ordinance, to the extent not modified herein, throughout the life of this
CUP.

17.

The building permit must be obtained within five (5) years of obtaining the Conditional
Use Permit and the generation of solar electricity shall begin within two (2) years of the
building permit or this CUP shall be null and void.
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Louisa County Planning Commission

1.B.1

Agenda

February 9, 2017

18.

The Project shall be deconstructed and removed within six (6) months of the time the
Project Site is permanently decommissioned. As used herein “deconstructed and
removed” shall mean (i) the removal from the surface of the Property, any Project
facilities installed or constructed thereupon, including permanent foundations, (ii) the
filling in and compacting of all trenches or other borings or excavations made in
association with the Project, and (iii) the removal of all debris caused by the Project from
the surface of the Property.

19.

Native grasses shall be planted on all disturbed areas.

20.

Submission and approval of a site plan in accordance with the County Zoning Ordinance
prior to issuance of any building permits.

21.

Must meet requirements of the Louisa County Noise Ordinance.

22.

The Applicant shall sign the list of the adopted conditions for this CUP signifying
acceptance and intent to comply with these conditions.

23.

This conditional use permit (CUP) shall be binding on Belcher Solar LLC or any
successors, assignees, current or future lessee, sub-lessee, or owner of the solar energy
farm.

24.

The Board of Supervisors or their designated representative reserves the right to inspect
the site at any reasonable time with advance notice.

25.

Violation of any condition of this permit shall be grounds for revocation of the
Conditional Use Permit.

26.

Any property outside the leased area of the solar farm on parcels subject to the CUP will
be maintained in timber for the life of the solar farm lease.

On the motion of Mr. Matthews, seconded by Mr. Reynolds, which carried a vote of 6-0, the
Commission agreed to reconsider the motion to amend the 2012 Comprehensive Plan.
On the motion of Mr. Matthews, seconded by Mr. Quarles, which carried a vote of 6-0, the
Commission agreed to the motion to amend the 2012 Comprehensive Plan to specifically
identify solar facilities are a form of energy generation which can be located in all zoning
districts that are currently not by right by, the conditional use permit process.

NEW BUSINESS
None.
DISCUSSION
None.
REPORTS
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Louisa County Planning Commission

1.B.1

Louisa County Planning Commission

Agenda

February 9, 2017

None.
ANNOUNCEMENTS AND ADJOURNMENT

Minutes Acceptance: Minutes of Feb 9, 2017 7:00 PM (Approval of Planning Commission Minutes)

On the motion of Mr. Weaver, seconded by Mr. Quarles, which carried a vote of 6-0, the
Commission voted to adjourn the February 9, 2017, meeting at 9:21 p.m.

BY ORDER OF:
___________________________________
ERIC PURCELL, CHAIRMAN
PLANNING COMMISSION
LOUISA COUNTY, VIRGINIA
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