
 
 

 
 

 
 

 
 

Buckingham County Planning Commission Agenda 
Monday, December 18, 2023 6:00PM 

County Administration Building 
Peter Francisco Meeting Room 

www.buckinghamcountyva.org 
You may view the meeting by logging on to   

    
https://youtube.com/live/2qIHMDj9G8U?feature=share 
 
 

1. Call to Order by Chairman  
 

2. Invocation 
Pledge of Allegiance 
Establishment of Quorums 
 

3. Approval of Agenda 

4. Approval of Minutes  

A. November 27, 2023 Regular Meeting 

5. Public Comment 

6. Old Business 

1.  Public Hearing Case 23-SUP334 Hodson Energy Mountain 
Pine Arvonia LLC & Mountain Pine Arvonia II LLC 
3.  Public Hearing Case 23-SUP336 Lynne Plante, Kwik Permits 
LLC/C & S Retreats LLC  
   

6. New Business 
1. Introduction Case 23-SUP337 Jonathan King 
2. Introduction Case 23-SUP338 Eli Stoltzfus  
3. Introduction Case 23-SUP339 Verizon Wireless 
4. Planning Commission 2024 By Laws for review 
5. Planning Commission 2024 Meeting Schedule  

 
 
 
 

http://www.buckinghamcountyva.org/
https://youtube.com/live/2qIHMDj9G8U?feature=share


7. Reports 
A. Building Permits Report 
B. Zoning Administrator Report 

1. Solar Policy, adopted by the Board of Supervisors, 
December 11, 2023 
 
 

8. Commission Matters and Concerns 

9. Adjournment 
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Buckingham County 

Planning Commission 
Work Session 

November 27, 2023 
 

At a work session of the Buckingham County Planning Commission held on Monday, 
November 27, 2023 at 6:00 p.m. in the Peter Francisco Auditorium located in the Buckingham 
County Administration Complex, the following members were present:  John Bickford, 
Chairman; Ashley Shumaker, Vice-Chairman;; Pete Kapuscinski; Steve Dorrier and Danny R. 
Allen.  James D. Crews, III Also present were Cheryl T. “Nicci” Edmondston, Zoning 
Administrator and E.M. Wright, Jr., County Attorney. Stephen Taylor and Joyce Gooden was 
absent.  
 
Re:  Call to Order 
 
Chairman Bickford called the meeting to order.   
 
Re:  Invocation and Pledge of Allegiance 
 
The invocation was given by Commissioner Dorrier.  The Pledge of Allegiance was led by 
Commissioner Bickford. 
 
Re:  Establishment of a Quorum 
 
Chairman Bickford certified there was a quorum, six of eight members were present and the 
meeting could continue. 
 
Re:  Approval of Agenda 
 
Bickford: Nicci is there any changes to the agenda? 
 
Edmondston: No Sir, Mr. Chairman? 
 
Bickford: All right. Seeing none, I'll have a motion to approve the agenda as presented.  
 
Dorrier: Motion to approve.  
 
Kap: Second.  
 
Bickford: Any further discussion? All in favor? Raise your right hand. That passes. That brings us to 
approval of minutes. We have our October 16 2023. work session minutes. Did anyone have any 
changes?  
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Commissioner Dorrier moved, Commissioner Kap seconded, and was unanimously carried by the 
Planning Commission to approve the agenda as presented.  
 
 
 
Allen: I have one change I think it's on page 390. Where I said that it was 400 acres. But that was 
supposed to be in 128.5 is what I was supposed to say. 
 
Edmondston: Supervisor Allen, was that the 16th work session or the 23rd. regular meeting? 
 
Allen: I'd have gone back. 
 
Bickford: Do I have a motion to approve as presented?  
 
Dorrier: Motion to approve.  
  
Allen: Second.  
 
Bickford: All in favor, raise your right hand. Those are approved. Changes to the regular meeting of 
October 23? Okay, no changes. Do I have a motion to approve as presented?  
 
Commissioner Dorrier moved, Commissioner Allen seconded, and was unanimously carried by the 
Planning Commission to approve the Minutes as presented.  
 
 
Dorrier: So moved.  
 
Allen: Second.  
 
Bickford: Any further discussion? All in favor raise your right hand. All right, they are approved. Nicci, 
that brings us to a public comment period do have people anyone signed up?  
 
Commissioner Dorrier moved, Commissioner Allen seconded, and was unanimously carried by the 
Planning Commission to approve the Minutes as presented.  
 
 
Edmondston: Yes, sir this evening, we have two The first will be Donald Dorrier followed by Kenda 
Hunanman. 
 
Bickford: Okay. Please come forward to the podium state's Full Name Address, you have three 
minutes. 
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Donald Dorrier: Donald Dorrier 14546 south constitution route Scottsville. Virginia. Good evening. I'll 
make this pretty brief. I realized that the Planning Commission and the Board of Supervisors has a big 
responsibility on their hands. And I do appreciate everything that they do. Two of these things, though, 
that you have responsibility for is the protection of the county and also the protection of the residents. 
We have a solar committee that was brought up a while back now. And that committee was created to 
come up with the best thought or plans to protect the county and as residence. This draft will give us a 
much better protection from the county, then the conditions that are set forth are much more detailed 
and some additional stuff put into it. So I think we need to think about that policy. Our problem right now 
is we're seeming like we're going ahead and presenting solar request and moving them forward or 
getting them approved without that policy. So the question was, what would be the purpose of having a 
policy? Well, it'd be the purpose of having a solar committee. If we're not going to do anything on the 
committee. As far as what we're going to have, then we just need to abandon and I think that the board 
of supervisor, the back committee should say you know, we're just going to hoof it on our own. And 
we're not going to listen to what the committee has recommendations. So my answer to you is my 
request to you is that we wait until we have that solar policy in progress before we take on any more 
solar request. So that is all I have for now. Thank you.  
 
Edmondston: Kenda Hunanman. 
 
Kenda Hunanman: Good evening, Kenda Hunanman 247 Rama lane. I'm just going to read my letter 
to the editor for my comment, which was printed last week, three minutes for what I just heard from my 
board of supervisor that public comments at the Buckingham board supervisor meeting on Tuesday 
were inconsequential. He said he received five times as many calls about proving solar and 
Buckingham from citizens at the meetings. Our conversation ended abruptly. Apparently supervisor 
Matthews and Miles didn't need to hear from Buckingham citizens either. Their motions to proceed with 
solar permits at the latest meeting, were clearly pre written. What's the takeaway? Don't work to get 
your concerns into the allowable three-minute comment time. Save your time and make a phone call. 
I've experienced disrespect and dismissal for nine years at the Board of Supervisors meetings. Is this 
why we elect our representatives? Wasn't it supervisor Brian, who said years ago that his constituents 
didn't attend BLS meetings to speak because they were afraid of repercussions. What kind of 
democracy is this? Now this was inspired by the Board of Supervisors meeting. But I don't see a lot of 
difference. I appreciate when you tried to do your work. But it appears that you've already made up 
your mind before anybody says anything. So I'm looking forward to saving my time, and energy and 
gasoline and not coming to these meetings anymore. And that's sad, because I think you need your 
public participation and you're not encouraging it. You'll hear that from everybody. Thank you.  
 
Bickford: Thank you, ma'am. That's all public comment?  
 
Edmondston: Yes, sir.  
 
Bickford: Okay, I'll close that. Now we'll move to old business. But prior to doing that, I have to turn the 
meeting over to Ashley the Vice Chair, as I announced that the last meeting in October that I cannot 
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participate in the first two applications the solar farm as well as the cell tower. So with that, I'll turn it 
over to her capable hands. 
 
Shumaker: Thank you, did you have an introduction? Or should we just jump into commission 
concerns before the public hearing? 
 
Edmondston: I do have just the information that I provided last month at the introduction if you'd like 
for me to reiterate that this evening, otherwise, it's up to you for the public hearing. 
 
Shumaker: Anything commissioners have any questions or is the applicant have any information 
before we open public hearing? The 
 
Edmondston: Applicant does have a presentation for the planning commission and the general public. 
 
Charlie Alvis: Good evening. Thank you all. My name is Charlie Alvis. I'm an attorney with the law firm 
of William Smolen in Charlottesville, here tonight on behalf of Verizon Wireless. I have Stuart Squire 
with me from GDN sites who is the engineer that helped with this site as well. So we have just a few 
slides. I'd like to show you all can you all see these on your screens? So this is this is just a very 
zoomed out aerial shot of where the precise location of where this proposed tower would be located. 
It's not far away from route 20. You can see in the picture, you know, you've got route 60, route 15 
route 20 major thoroughfares through the county, two of which are reasonably served by current cell 
facilities. But this part of route 20 is not so that's really the takeaway theme of of why this tower is being 
proposed is to serve this stretch of Route 20, which is important for all sorts of reasons, from 
emergency services to people on the roads and just generally connecting the community. So we can go 
the next slide This is a zoomed in shot. So this is the driveway that are the sort of existing road that's 
there on the parcel. The road with the numbers on it is Ranson road. And so this is set back a bit off the 
road behind a wooded area there. And this is where the tower would be, we can move on. This is a, 
there's a couple of slides that just show the site plans which are in your materials. This one, it shows a 
overhead shot of the whole, the whole process project. So on the left side of this page, it's more 
zoomed out, you can see that dark line, it's hard to see on the small screen, but that dark line is the 
road. And that dark squares where the where the compound area would be and where the tower would 
be. On the right side of this page, it's a little more zoomed in. So you see that the road, the access road 
comes off from the main road and leads into the square which would be fenced and in the tower would 
be inside that. This is just another picture of that square, more concentrated, you can see that it would 
be fenced, there'd be equipment inside the fenced area, and then the monopole tower would be right in 
the middle of that square and that there's an area there at the end of the access road for service 
vehicles to turn around. This is just an elevation from the side 199 foot tower proposed with a four foot 
lightning rod on top a total of 109 feet that does not require auxiliary lighting at the top for aviation. 
There would be room for Verizon and five additional other users. And the area at the bottom would be 
would be completely fenced in. We did a balloon test for this site in connection with this application and 
took photographs from I believe 12 different places. And I'd like to run through these with you all just to 
show you the places where the tower may be seen or in many cases where the tower won't be able to 
be seen from nearby surrounding areas. So this is from right near the site. You can see in the top 
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corner, the red dot with the yellow arrow showing the direction we're looking at toward the green dot the 
green.is where the tower would be so this is obviously very close and you can see what it would look 
like in a cleared area that's that's near the site. The next one is southwest looking southwest from 
Ranson road. Obviously, again close this is the access road to the site coming off Ranson road and so, 
you can see it over the trees there. This next one from Turner Lane not visible, plenty of tree cover. 
This one is also not visible looking west from Ranson road. This one is from route 20 further away 
looking west not visible from that area another one from route 20 Looking southwest not visible from 
this distance. This is from the barn Road in between Ranson and route 20 It was the balloon was visible 
it's hard to hard to see in this picture there's a little end of this arrow sort of near when the dip in the in 
the tree line there. It I think the balloon sort of barely poked over the tree line and or maybe it was 
visible through the top of the tree line. So this one is visible but as you can see it's it's fairly small. From 
this vantage point, another one from the same road similar visibility just barely poking over the tree top. 
view looking south from Ranson road, not not visible from this picture. And looking south east further 
away on Ranson road. This one again, just poking over the tree line. And on this one similar almost 
from the same spot, but just a little bit further down the road not visible here. And this last one is looking 
Eastern Spencer road and not visible. And that's all that I had prepared, but I'm happy to answer any 
questions that y'all might have. 
 
Kap: Question You said that the tower would be available to other carriers. Have you had any 
requests? 
 
Alvis: I don't think we've had any requests at this point. But I don't know the answer to that personally. 
But I think at this point, it would be a little too early, we get the tower approved and built. And then… 
 
Kap: What’s the likelihood I mean, when does that does that normally happen? Or do people? Other 
companies do not like to take a second seat to the primary holder? 
 
Alvis: I'm not sure I can give you a percentage on the likelihood. But I mean, yes, absolutely. 
Companies do want to co locate because it's a lot cheaper and easier to go on somebody else's tower 
that works for your network, rather than have to build your own.  
 
Shumaker: Any other commissioners have questions? 
 
Dorrier: How much coverage? Would that be mileage wise each week from this tower to pick up? Will it 
pick up another tower? 
 
Alvis: Well, I don't know exactly what the what the range is. But the thematic general answer to your 
question is we're plugging a hole that's, that's there now. And so I don't know exactly. It depends on the 
topography. You know, if you send a signal in one direction, it might go one mile, and one might go two 
miles or say I'm making up numbers, but because of the topography, so I don't really have a great, 
concrete answer to that question. But it's just suffice it to say that it's going to help tremendously what's 
there now, which is essentially next to nothing. 
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Shumaker: Anyone else? Ill move on to public comment. Thank you. Open the public comment. Thank 
you. Do we have anyone signed up? 
 
Edmondston: There's no one signed up for the public hearing. 
 
Shumaker: No one Signed up we will close the public comment. Further discussion or the pleasure the 
commission?  
 
Kap: Ill make a motion that we move this on to the board 
 
Dorrier: Second.  
 
Shumaker: All in favor raise your right hand five yeses and one abstain. Next item up is public hearing 
for the Hodson energy. Commissioners have any questions or applicant have any input before we 
begin the public hearing. 
 
Commissioner Kap moved, Commissioner Dorrier seconded, and was carried 5-0-1 with Mr. Bickford 
abstaining to move Case 23-SUP33 on to the Board of Supervisors.  
 
 
Frank Hopkins: I have largely the same presentation as a workshop. So if it pleases the board, I can 
just give you the update. I can go through the whole thing for the benefit of everybody if you'd like.  
 
Kap: I’d like to see it.  
 
Shumaker: What is the pleasure of the commission? An update or the full presentation?  
 
Hopkins: Hopefully this will come on correctly. So again, I'm Frank Hopkins with Hodson energy. We're 
a solo developer, pretty recent sort of developer we've been throughout since 2019. We have 3.5 
gigawatts in our pipeline. But the members of our team are responsible for at least 2.5 gigawatts of 
solar developed across the country. Again, my name is Frank Hopkins. I'm for planner and in local 
government my entire life until switching. I've got Kyle West here who has been in solar for over a 
decade been responsible for dozens of projects being constructed and Kim is also here. She does a lot 
of public outreach for us good excellent. So this is the the old presentation let's see. This is an 80 
megawatt project on approximately 1065 acres. Last time, if you recall, you asked for some panels to 
be removed, and that is shown on this slide. We're down to 572 acres on our panel. It was up at around 
595 I believe last time, a decrease down about 45% or 54%. I'm sorry the acreage being under panel 
and go Next slide. And the last time question was asked her comment was asked to present a larger 
image for your screen. If you can see there and I have a zoomed in version, as we did do a view shed 
analysis. Outside of CG Woodson road pretty much everything that's existing is pretty heavily wooded, 
that one area will have to be planted to increase. We are in excess of the setbacks required under 
ordinance which is 50 feet tall at 75 feet with a 300-foot buffer from existing residences. Here's the area 
in question that had a lot of interest last time, you can see that we had some concerns from neighbors 
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about the dog kennel which we have buffered as if it was a house that is in this section right here. 
We've also closed this entrance for access for construction. And we've moved paneling in this area as 
well. So a lot of the comments that came out of last meeting and public input has been incorporated 
into the plant. Next slide. Here's the traffic entrances. You can see the stars denote where they are the 
Red Square is actually just a structure. But the end of Sleepy Hollow road was removed, it is left only 
as a emergency entrance. The next slide here's some of the comments or the condition updates. We 
mirrored the art of YUI language which was more significant as far as construction was concerned. And 
I added the language about making sure that Sleepy Hollow was removed as a construction entrance 
but saved as an emergency access entrance. Next slide. also mirrored the art of YUI language for the 
soil samples and making sure that the site was stabilized and utilized for native grasses and pollinator 
habitat so that that our web language from that condition is carried over to our project as well. And next 
slide. This site has a lot of natural features in it as far as waterways are concerned and all those have 
been well preserved and protected. provides a nice little wildlife corridor for deer and other fauna to 
cross the site. And we've made sure that we use did a proper wetland delineation, proper cultural 
resources, you know, research and make sure that we stayed away from all those important areas. The 
next slide if this is a successfully voted on and approved, obviously, this is not the end of the review this 
will receive this will go on for a PBR review. It'll be evaluated again by dq DWR, DCR for a variety of 
things. So just want to let you know that, you know, we've done as much due diligence as we can up 
front to this stage. And that certainly more scrutiny will be put on it to make sure that we are clear of 
everything as we go forward. The next slide. Storm water and ENs always comes up is as a concern for 
these type of sites, because obviously, it's a lot of construction. And just like any other thing that gets 
built anywhere in the state, it's subject to DEQ regulations and local regulations. And we are no 
different than that. And so we will definitely post a bond prior to construction and go through that whole 
process. We will have an interconnection site on the north eastern part of the site that is well inside line 
you can see on this, it's about a third of a mile west of CG Woodson in about point six oh mile north of 
Blinkys. I don't think anybody will ever see that. Obviously the power their substation will be 
constructed, it'll take the power over to the Bremo site in Fluvanna. The next time construction will take 
roughly 12 to 18 months. I have I've made the conditions very strict. Similar to prior applications. As far 
as construction are concerned, you'll see it Monday through Friday, and then asking for permission if 
we need to go outside of those bounds. You will also have to be bonded I also prior to construction, and 
bonded for decommissioning. We've done a full decommissioning plan with Timmons. And that is part 
of the packet as well. Done a lot of community outreach. We did host community meeting was attended 
by some of the folks here. We've been doing some events with Liberty Baptist Church. We've met with 
some landowners individually to understand the concerns. So and we've all set up a website trying to 
get some feedback. So we're trying to get as much out there we can any feedback we get we're trying 
to adjust to and make sure that we're you know responding any local input that we can, let's be the best 
product that that it can be and make sure that it meets all the intents of the local community like to 
have. Over the course of the project 40 years, it comes out to roughly $8.5 million in revenue, so 
roughly 200 and some odd $1,000 a year if you do the revenue share. So that's reliable revenue that 
the county can project and do with what they will. Whether it's some kind of tax deferral or something 
else that you'd like to do. But that is a unique opportunity for the county to take advantage of. I know 
you guys are familiar with that, as not many other uses come before any boards that that have that sort 
of mechanism to them. So there's kind of unique in that aspect. And I'd like to highlight that. So again, 
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some amount of revenue would come to the county, we're doing everything we can to make sure that 
this is well buffered. Make sure that it is stormwater is taken care of all the ENS is taken care of make 
sure we're abiding or exceeding any existing rate regulations, and would appreciate a vote of Yes, 
descended on the board supervisors. Thank you. 
 
Shumaker: Any other commissioners have any questions for the applicant? 
 
Allen: Yes. Okay. I think I saw on your paperwork, just seeing that you hit 300 feet. If you look at 
number 10, it says 350 feet, is what you're supposed to do back from anybody's property or home. And 
not only that, we had Blue Rock, we just approved them. And they changed their footage from 50 to 75 
feet on the property line. And right now in this thing, it says to the solar equipment, and I think go to go 
to, to the fence around. So that pretty much is it the rest of yall can change if you want to. 
 
Hopkins: 50 to the property line instead of equipment. 
 
Allen: Yes. Okay. It's really 50 setback to adjacent resident dwelling, dwelling. And so on your paper 
said, 300. 
 
Hopkins: Okay, we're happy to adjust that.  
 
Kap: With regard to the fence line are you also just in that 75 feet, you're gonna keep that at 50? 
 
Hopkins: We can do either. I'm fine with leaving in at 75.  
 
Kap: Only thing  the reason I'm suggesting this is I think, I know this came up the last time we have a 
solar committee, that committee has put out recommendations, they have not yet been approved. But 
my view of this is, if the county didn't want to change those conditions, they wouldn't have a solar 
committee looking at them. And this is twice now that I personally brought up the fact that the 
conditions that we're asking that are that are in these that are in these projects are far less stringent, 
well not far but are less stringent than the ones less restrictive than the ones that are in the that are in 
the draft. And so as an example, and I do appreciate you going from 303 and a 50, I saw that in your 
your project. But Buckingham, ultimately, I hope, if this thing ever gets approved will require 500 feet, or 
the 75 foot is in our plan. Moving to 75 feet by Blue Rocks as well as yourself would be obviously a 
benefit, I think to the county as well as yourself. Everything else, your vegetative buffer 50. That's in the 
it's in the condition that the solar commission came up within the distance right away, is also at 75 foot 
and I think you're at 75 foot. There's an insurance requirement in in the draft. I don't know if you've read 
that or if anybody's approached it. And I do believe it's in the other projects. And I did not see that here. 
And I'm not here to negotiate the contract. But nothing has been mentioned. And I don't know whether 
or not that condition ought to be brought up here as well. 
 
Hopkins: Insurance requirement on what end?  
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Kap: It's basically the applicant shall prior to the issuance of a building permit provide to the County 
Administrator designee a certificate of insurance providing general liability insurance, which shall 
include at a minimum the following information, blah, blah, blah, blah, blah. I can go through it in detail. 
But if you…  
 
Kyle West: Can I just ask the amounts that the minimum liability is pretty important. When it comes 
to… 
 
Kap: it says coverage and limits on the coverage and including the amount of buckles. So self insured 
retentions with a minimum limit of $5 million per occurrence and $10 million aggregate property 
damage, environmental impairment, 5 million per occurrence. 
 
West: Was this agreed to in the RWE condition as well? 
 
Kap: I don't know. 
 
West: And I think we'd be fine agreeing to that. 
 
Kap: I mean, it's something that should be written in the conditions. Um, I need to hear from the other 
commissioners in agreement.  
 
Allen: Wont that part of the six items that came from… never mind.  
 
Kap: So I guess I don't know how those conditions get written up. But is that up to you? Miss 
Edmondston I'm not sure.  
 
Edmondston: Sorry, which condition are you referring to?  
 
Kap: The insurance condition as in the draft six item A. 
 
Edmondston: Anything that was in the draft has not been pulled out to…. 
 
Kap: The agreement to do insurance.  
 
Edmondston: Then you need to discuss that with the planning commission. And if someone chooses 
to add a condition, which are perfectly able to add, amend, delete change, then that will be a motion 
amongst all commission members.  
 
Kap: That would be my motion. 
 
West: Just to be very clear on Hodson’s position is that we are certainly amenable to it if it's been 
imposed on previous solar projects, it is that I will say the insurance. So when you look at the siting 
agreement that we're currently negotiating with the county, and also decommissioning plans, also, we 
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can't disclose the details of our lease and purchase options. But all of those require insurance policies 
within that range. So as long as it's industry standard, which I think those numbers are, and it's been 
imposed on others, I don't think we have any issue with that. 
 
Kap: I would make a motion to include that as condition.  
 
Crews: I second that motion.  
 
West: Yeah, I mean, I again, I you know, as long as we're being treated, just as other applicants have 
been added to that, then there's no problem. 
 
Shumaker: Have a motion in a second to add the insurance with some research here on previously 
approved. Is there any other discussion? Take a vote. All in favor? All right. And it sounded like there 
was some other discussion about increasing the buffer to 75 feet to the fence line. 
 
Kap: So you have no objection to that.  
 
Hopkins: No, no, absolutely not.  
 
Shumaker: Raise of hands in favor please.  
 
Kap: The Madam Chairman, the only other thing I would ask is if you're going to bring this into the 
board of supervisors, I like your schematics and your presentation, they were not in the packet, it would 
have been extremely helpful. So you might want to consider at least showing the largest schematic of 
the panels to the board when you when it goes forward. That would be helpful. Thank you. Appreciate 
that. Thank you.  
 
Shumaker: Any other questions for the applicant? 
 
Dorrier: I'd like to ask a question on page 106. It mentions a 80 megawatt utility scale solar facility, and 
then it comes down and mentions 156,000 megawatt hour what's the what's the difference, though? I 
mean, can you explain that?  
 
West: So the 80 megawatts is capacity. And so that this is neither one of us as engineers, but 
megawatt hours is more about its output. So there's a difference between your output and your 
capacity. If you want, we could have the Timmins engineer come up and give you a more technical 
explanation. But it's kind of what you're producing on an hourly basis, versus what's your overall 
capacity as a generating facility is.  
 
Dorrier: Your producing 156,000? Is that what you're saying or 80 megawatt.  
 
West: They are two distinctly different things. So there's the capacity of the size of the project as it sets 
and then it is the output the power that the production of it.  
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Shumaker: For the record and for her note keeping. Could you state your name for the record?  
 
West: Kyle West I'm a representative Hudson energy was introduced and in the presentation.  
 
Gillian Stickley: Gillian Stickley from Timmons group. The 80 megawatts is what is directly going into 
the grid and the 156 megawatt hours is over time. How much megawatts per hour is going to be 
absorbed throughout the grid. So as it spreads through, that's what like homes will receive is 156,000 
megawatt hours.  
 
Dorrier: im not exactly with you, but I just want to know the difference. That's all I wanted.  
 
Stickley: Like directly injected to the grid at this second in time would be 80 megawatts. Okay. And 
over time, like over, like a monthly or yearly basis, you would receive 156,000 megawatt hours. 
 
Dorrier: Okay. I just didn't quite understand that.  
 
Shumaker: Anyone else? 
 
Kap: The decommissioning agreement. Is that part of your packet to?  
 
Hopkins: Should be yes.  
 
Kap: Okay. I don't know that I saw it. The bond was. I'm okay with that. I just don't know all the specifics 
on the decommissioning. I think it's standard.  
 
Hopkins: Its very standard. And we hired Timmons for that very reason to be experts in that.  
 
Kap: And there's a bond associated with that. And the other bond that you mentioned, was associated 
with the landscape, correct?  
 
Hopkins: ENS. Yes.  
 
Kap: That's good. Okay, thank you.  
 
Shumaker: Anyone else?  
 
Kap: One other quick one. With regard to the floral alkyl film, you have none of that in your product? 
Correct. That film that goes over the solar panel?  
 
Hopkins: What was it called, again? 
 
Kap: Floral alkyl film? 
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Hopkins: I don't know if you have a condition for that.  
 
Kap: It's just prohibited. And I just need to know, the stuff that you're using is strictly silicone. 
 
Hopkins: Is it prohibited by ordinance? 
 
Kap: Well, it's prohibited. They don't want it here. I guess it's another pollutant. 
 
Hopkins: If that is, if that is something that is not in ordinance, but the you prefer, I think we should 
make a condition? 
 
Kap: Well, it's in the it's in the draft. So I guess we can make it a condition, I think I got to find out where 
it's at here. 
 
West: I do need to just comment on here. It's, you know, I'm learning now that the, this condition was 
not imposed on the RWE project as I thought I thought it was. So we're not opposed to it, I suppose 
where we'd ask is, and we can take it up with the board, that's fine. With the draft hasn't been codified 
by the county. That's why it's a draft. And this wasn't imposed on previous projects. We had no prior 
notices to review any of it either. So you know, we are happy to work with the county on conditions. But 
we are quickly agreeing to things that we have no notice of and that no other project has been asked to 
do. So I'm feeling a little caught off guard actually, for a moment, the planners telling me that actually 
what was just said to me was not accurate. The RWE project Blue Rock did not have this impose. So 
you know, there are significant costs associated with insurance policy based on its minimums. And all 
we're asking is that the same requirements that have been imposed on others be imposed on us, we 
are more than and frankly, will go beyond. But we are being asked in the moment to do a quick financial 
calculation of the insurance requirements that haven't been imposed on others. So I suppose what I'm 
saying is… 
 
Kap: You don't want to do it.  
 
West:  No, I'm not saying that. I think that I think the county should pass the draft policy, and codify it, 
as is a land use policy, and what the Planning Commission and the protocol it should follow. That's 
actually a kind of how the commission should adhere to its policy. There is no, there is no codified 
policy. We want to be a good neighbor. So we're trying to in real time, adhere to the requests, but it's 
coming at us really quickly and has not been actually memorialized in any other way. Nor was it given a 
heads up in any way to us. So I just would ask for acknowledgement of that. 
 
Kap: First of all, I was told that it was in other projects. I have to admit; I did not see it personally. I was 
told it was there. Even if it's not with regard to memorializing this draft, if you if you asked us to 
memorialize the draft before we approve this, that was my recommendation last time around, but I don't 
think that's practical, because we're having difficulty getting everybody to approve the draft. So the only 
thing I was asking is if we have a draft and we have a commission that the county has put together in 
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order to come up with conditions and these conditions are there they must be there for a reason. So, 
good neighbor or otherwise, what I'm suggesting is that we at least abide by some of the minimums 
that are in this draft. And that is one of the minimums in the draft. So if you're in agreement with it, then 
motion still stands.  
 
West: Was the draft document available to the planning commission, when the Blue Rock project 
came, came through?  
 
Kap: I got mine afterward. 
 
Edmondston: Excuse me, just to give some background to the draft policy, the draft policy has been 
reviewed by the board of supervisors who then created a solar draft committee, the solar policy has not 
been brought to the planning commission, because the Board of Supervisors has not asked or tasked 
the planning commission with review of the solar policy and their recommendation for said policy. So 
this policy has been in the packets of the Board of Supervisors meetings a couple of times in this this 
year of 2023. But it has not been brought as a task to the planning commission by the Board of 
Supervisors. 
 
Shumaker: I think as a commission, we feel the same sentiment, you feel all the things coming at you 
quickly. And as have the solar projects been coming at us quickly. So we are trying to keep up with 
being a good neighbor, to our citizens as well, based on comments that we hear as well.  
 
West: And we want to it the only issue, I suppose I'm standing here trying to react to what the 
implications of the insurance minimums are on the project, I think in all likelihood, we're fine with them. 
And if you all want to keep the vote that you just had, I think it's fine, then we can address it with the 
board. If we if we realize something, it's just, I just wanted to express on the record, that we're kind of 
caught off guard a little bit.  
 
Kap: I appreciate that. But as far as madam chair my motion still stands, 
 
Shumaker: We have had the motion, we've had the second and the vote. So if we are to approve to 
the Board of Supervisors, our conditions or suggestions, ultimately, they have per view of the solar 
policy. So that is something that you could take up with them and final approval. So if we are able to 
move on if there's any other questions.?  
 
Dorrier: Now, will we vote on this tonight? Or will the board of supervisors need to approve this policy 
Before we vote on this? Right? Well, I think well, we'll put it on hold till we get this policy worked out 
with the Board of Supervisors. That's my motion. But we got another motion on the table.  
 
Shumaker: No, we’ve done… 
 
Kap: That was my recommendation. Madam chair sorry But that was the recommendation that, in fact, 
I was the one that made that recommendation last time around. And I was told we can't stand in the 
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way these projects because this is still a draft. So in view of that, I make the motion, I made the motion 
for the condition. I totally appreciate what you're saying. I think we ought to have a finalized policy. 
Problem is they're not moving very fast on it. And it's in its it's making it difficult for us to move these 
projects, which I think in some cases are beneficial with the county, it's making them difficult for us to 
move on. 
 
Hopkins: I appreciate that. I guess I would say we're going to use safe panels regardless, you know, 
no intent to use panels that are unsafe. Right. So if there's a policy or not, I don't think the end product 
what you're going to receive is going to change. 
 
Dorrier: Well, I don't feel comfortable voting until we have I mean, the Board of Supervisors wanted the 
policy, they have two supervisors. A lot of people on this committee, and now they didn't do anything, 
but we need to give something back from them before we can pass anything after you like the way the 
way I feel about 
 
West: I've just to also make the same comment I made earlier, if the Board of Supervisors has been 
sitting with a draft policy and has not taken action. Yet action has been taken by the Commission and 
the Board of Supervisors. While it was a pending policy, then we are not being treated the same way as 
previous applicants. This would be this would be an exception made on us. Which I completely 
understand. I think the path that the commissioners propose by implementing conditions that reflect the 
policy is exactly the what the planning commission should do because the Board of Supervisors is 
being slow. That makes total sense. As far as delaying us and not delaying the previous project, under 
the exact same circumstances. I'm having trouble reconciling that. 
 
Shumaker: Let's table this. This part of the discussion for now on the agenda for tonight is the public 
hearing. So we're going to move along to that for now. Nicci, I'll open the public hearing. Do we have 
anyone signed up to speak? 
 
Edmondston: We do. There are nine individual signed up to speak and the first one is Frank Hopkins 
but he didn’t need to sign up so next speaker will be Kelly Jones Snoddy followed by Thomas flippen.  
 
Shumaker: Each speaker gives your name and address as part of your opening you'll have three 
minutes.  
 
Kelly Jones Snoddy: Good evening, Madam Chair, members of the board. I'm Kelly Jones Snoddy 
district 1 271 Hidden Springs Road, New Canton. I'm also here representing my parents Lynn and 
Brenda Jones 267 Hidden Springs Road. And my brother and sister in law Berkeley and Shannon 
Jones 750 Blinkys road. We are here tonight speaking in opposition to case for our family farm borders 
almost a mile of the property line for parcel 43 dash 41. This is one of the six parcels designated under 
this project. We are not completely against the idea of expanding into natural energy and solar 
production. But what we're not in favor of is the size or the footprint of this particular project, and others 
similar in nature, as well as the fact that the conversion of ag land to solar fields has exploded so 
quickly recently, that it feels as if our community may not be fully prepared. Our specific concerns are 
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based on the dramatic land use change from trees to a graded landscape of solar panels, which can 
result in higher erosion risk water quality degradation, and the future unknowns related to the continued 
long term maintenance needs of the panel's These concerns are not just specific to this case, but all 
large scale solar projects that have come before the county and continue to come before the county. So 
we are asking that you denied this application. If that's not feasible, we request that you set hard limits. 
I know it's hard to keep track of the hard limits and during the construction phase. And we understand 
that 1065 acres that slotted for the project is not the actual developed amount. That amount is now the 
572 acres but that is still a large area of disturbance and land use change no matter how much we slice 
it. We have always taken pride in the fact that Buckingham is strongly agriculture and forestry based. 
We understand that land conversion is an everyday factor. After all, the Joneses have been converting 
trees to pasture to raise beef cattle for generations. We are responsible stewards of the land and we 
are hopeful that the fifth generation that we are currently raising on our family farm can continue to take 
pride in Buckinghamshire rural landscape. So thank you for your consideration of our concerns. Thank 
you.  
 
Edmondston: Thomas flippen. 
 
Thomas flippen: Thomas Edward flippen 1148 Chapel Road, new Canton, Virginia, better known as 
Ted, Ted flippen, that's what I go by. Don't have anything written down. But I want to make it clear right 
out of the gate that I am in total opposition of this as a property adjoining property owner. Solar power 
comes to you in the name of green. That's what is considered as a green energy source. It's anything 
but green. When you come in and clear cut hundreds of acres of land. With equipment that uses fossil 
fuels or derivative of fossil fuels. Every piece of equipment there will use some type of fossil fuel every 
piece of equipment is brought in afterwards to do the landscape. Runs on fossil fuels, you can't get 
away from it. Green went out the door a long time ago with this. The only color green left nail is the 
money, the lines, the pockets of those that are involved. That's what the green is now. So that's all I 
have to say. Other than the question what does this benefit Me and my neighbors. What will this what 
will it do for us? Thank you 
 
Edmondston: Donnie Dorrier.  
 
Donnie Dorrier: Donnie Dorrier 14546 south Constitution route Scottsville feel that a discussion was 
before me was kind of thought a monkey wrench into the whole thing I was going to talk about. I know 
the board is the Planning Commission itself is, is back and forth on starting to try to change some 
conditions with the coming solar project and steel disregarding a solar policy that we're trying to get 
implemented. I don't quite understand exactly what's going on, I understand the gentleman here that's 
talking about how you put conditions on Blue Rock, you should put conditions on us. I agree with that, 
with exceptions of I don't think Blue Rocks should have been accepted. That's my personal opinion, 
Blue Rocks has never been in there. Blue Rock should have been waited till the policy was taken into 
effect before they got it done. But it didn't happen. Now these gentlemen come along, they want to be 
in there, I understand that. But somewhere along the line, we got to have standards, we got to have 
some kind of a policy that put safeguards in there to protect the county and protect our residents of this 
county. Now, these conditions that we have here now, if we can run through them quick, and I got to 
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talk fast, it's 29 conditions in the solar draft is 13 pages, 13 pages of detailed coverage of gray areas, 
and also additional protection to the county. And item 10. You know, they showed a 350 foot setback. 
In the draft, we got that 500 feet, and 11 the other policy, they're showing a 50 foot setback, we change 
that to 100 foot streams, they've show 50 feet, we change that to 100 feet. We're working on slopes 
and grading. We're working on solar technology; we're changing some language on the erosion part of 
that stuff. And we talked about the insurance a minute ago, and you know, they're kind of are blindsided 
by that, but we have that in a draft. And that's our draft. That's the draft that Buckingham should adopt 
and say, Hey, this is what we want. And you know, and you need to do that. I don't think it's a reason 
for them to do that. But we need this policy first. So I'm asking you know, I talked to well didn’t talk but I 
email Mr. Carter twice, once on the 14th of November, and again today, and as yet I've still not got a 
reply from him of what the status of this thing here. But I'm still asking you to put this thing on hold. Wait 
until it's been approved by the solar panel. I think if you go forward with it, and voted on through then 
you're not really protecting the county and the citizens of the county. I think you're looking at more for 
the solar company itself. So that's kind of yalls decision which yall want to do. Thank you 
 
Edmondston: Jacob Carousel 
Jacob Carousel: Good evening commissioners. My name is Jacob carousel. And I'm a lifelong 
Virginian from Williamsburg. here representing energy right or a nonprofit that travels the state, 
educating rural localities on the best practices of energy projects, renewable energy projects and 
renewable energy projects. We believe in all of the above strategies the best approach to ensure we 
have a sustainable and reliable grid for my generation and generations after me. Counties are facing 
it's no secret counties are facing challenges in determining the role of solar energy and land use. But I 
will say energy right definitely shares your high standards for solar development. A smart solar project 
needs to talk to your developer with a plan ensuring that community safety is of utmost importance. 
From our perspective. However, the rights of the landowner to make responsible use of their property is 
also an integral component. Like I said, it's no secret we're facing these challenges throughout the state 
and throughout the country. And I will say and add that there's a real possibility that the state may make 
a new a new decision with how we will implement these projects throughout the Commonwealth. 
However, we believe that these decisions require the attention of local leaders who possess a better 
understanding of their localities. And I just want to urge you to make the thoughtful recommendations in 
light of this, as these financial opportunities may not look the same following a general assembly 
session, collaboratively addressing concerns ensures good projects thrive while safeguarding local 
interests. It ultimately does fall on you all community leaders to make case by case decisions project by 
project and the best interests of this county. Your commitment to responsible development is 
commendable. I've seen it. I've been around the conversations and we certainly believe that high 
quality responsible solar development aligns with the county's vision. With sufficient buffers and 
setbacks. solar projects can quietly generate much needed revenue for the county while being out of 
sight out of mind. Just last month at the governor's summit on rural prosperity and Nottoway, Secretary 
of Agriculture will Matt Lord stated that 80% of farmers in Virginia have a second stream of income to 
sustain to sustain their farming activities, and for smaller landowners solely can often be the best and or 
only option. Although economic development is separate from the land use decisions. We do want to 
note that solar projects offer valuable tax benefits to localities significant relief to taxpayers and new 
opportunities for local businesses. Regardless of the project size. These projects also bring a unique 
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opportunity of upfront voluntary contributions from the developers alongside the Machine and Tool tax 
revenue sharing as you've heard this evening, these funds could help with essential county services 
such as first responders, schools, or even reduce the taxes on all landowners as a benefit we've seen 
that happen in Charlotte County this year. In closing, I do encourage you to take into account the 
property rights of landowners of these farmers not being forced to put these projects on their property. 
That's their choice. And, you know, along with the economic benefits, as well, well developed projects 
can coexist with your values while adhering to laws and driving economic growth. But thank you for 
your time and consideration. 
 
Edmondston: Berkley Jones. 
 
Berkley Jones: Berkley Jones 750 Blinkys road he and Kelly pretty much covered it. But yeah, I'm not 
along with it. It's several neighbors that have joined me to up the road. It couldn't make it and they're 
right along with us. We're not for it. Thank you. 
 
Edmondston: The next slide I have actually has two names in it. It's Walter and Theresa Pines. Or did 
you both want to speak or just one? 
 
Walter Pines: My name is Walter pines. We live at 2037 Blinkys. Road. I'm not a I'm not a local, but 
we've had our property for 32 years must count some what. We have a problem with our north side of 
our property. The solar panels will go in 100% of our north side. And I believe it's somewhere around 
2000 Square 2000 feet. And I'm concerned over the buffer. Because there are buffers in the buffers. I'd 
like to know exactly what they're going to plant because we're into horticulture. I like to be able to see 
75 feet of nothing I want I don't want to see the solar panels at all, at all. Another concern that was 
wasn't brought up by anybody else. And it concerns me is that I think Blinkys was always a residential 
street. Solar panels don't belong there. They belong off a dirt road in the middle of Glenmore 
somewhere where nobody wants to be, it doesn't belong on like each road. It's a major secondary road. 
It has a lot of traffic. And we don't need any other construction. We already went through the Bear 
Creek energy plant, which by the way, lights up our sky on the one side, I never knew that. So we can't 
see the star as though we were used to. And it may seem insignificant, but at my age, it's very 
significant. And it just bothers me that we've already turned down a transmission line to run through our 
property because it would have eaten up about four acres. But we're not interested in it. I don't believe 
that technology is exactly where it should be in the future. Yes, but also it doesn't belong on Blinkys 
road. And I'd like to I prefer not seeing we have 42 acres that we're very proud of and love. And we 
don't want to see it developed in this way. And it also involves my favorite son his two acres it involves 
a part of his property to have to look at the solar panels. So I appreciate your time and thank you have 
a good evening. 
 
Edmondston: Douglas Oliver 
 
Douglas Oliver: Douglas Oliver 3800 Glenmore road Scottsville, Virginia 24590. Also own my, home I 
grew up in in district one, which is less than a mile from this project on two land to join this project. I'm 
representing my uncle who couldn't be here who has three parcels of land and joined this project. I 
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represent my cousin Jamie James Oliver Jr, who has three two parcels of land and a home this could 
be in the middle of this project and my aunt Mary lively who lives in this area. So let me get to the first 
part. I have a lot of stuff and you're not given enough time, whatever is entity you cite access says 
project will have full entrances is all which are existing the southern section of the project will be 
accessed by Sleepy Hollow road will they don't have an access to Sleepy Hollow road. Because here's 
my plat I own road. There is no I went to the courthouse and check there is no legal right away, 
historical right away or anything else, because continental can own it, then it went to cotton on the force 
industries, then it went to bear island, then it went to American Timberlands. And now it's BTG pactual. 
Manga, which lived there from the time he was 12 years old can attest to not one stick of wood has 
ever been pulled out of that road way. So they can't say it was a stroke right away. Here's my plan. I 
only wrote. So this is not true. I don't see how you can even vote on this until they put it back and tell 
you that's not an entrance at all. They say they want to use it for emergency, they don't have the right to 
the entrance. It's not there. I own it. My father owned it before me, Joe owned it before him. So they 
don't have it. On top of that. They met with me. They showed me compassion, they said they weren't 
going to come down at his construction. It's just what it can come down at anyway. But I don't know 
how you come through two points land and meet at the state that marks the line, because that's all they 
have this chunk of land meets this chunk of land and the state you can come through. Not to mention, 
my daughter who was sick and couldn't meet with kyle that day when he came by my house, she had a 
great suggestion for an accountant. And for everybody else. The next time somebody comes in and 
wants to take a piece of timber land presented to you get it approved, then they come by then they go 
put it on open market to whomever else might buy it, make it a condition that they put it in a 
conservation easement where it cannot be divided at all. And 40 years when I'm dead and gone. One 
thing we will not know my daughter will still have one big tract of land and either timber companies got 
to buy or somebody else who was rich got to buy and it can never be broken up. We'll still have open 
vast spaces. Much more to cover but I don't have enough time. Oh, microclimate is going to create 
property devalues going to happen totally unequivocally against it. But I can show you my plat. I don't 
know how you can vote on anything. When they what they submitted to you. They don't have the right 
to thank you.  
 
Edmondston: There's no one else signed up for a public hearing. 
 
Shumaker: we will close the public hearing. 
 
West: Are we allowed to respond? So, first, thank you all and understood. So let's address a few of the 
points one, access all Sleepy Hollow road. If in fact I don't know if it's a non exclusive or an exclusive 
easement if there's an exclusive easement than the gentleman's correct, if it's a non exclusive 
easement, then I don't know I think either way, impose a condition on us that just disallows the access 
entirely. You know, that's fine, we've tried to pull it back. And we only kept emergency access for the 
sake of everyone's safety. And we we've tried to amend the condition to satisfy the request of the 
community. If we didn't go far enough, we only left it as an emergency access for safety. So imposed 
another conditional on us. Now. We find in regard to the conservation easement idea, I think it's a 
wonderful idea. We cannot obviously, put a conservation easement on land that we lease, which is the 
northern parcel, but to the gentleman's point, we do have a purchase option on the southern parcel The 
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impact to us would be significant. It's called the residual value of land. So if you if you're going to hold 
land for some time, and then you have no monetary realization, at the end, you're losing a lot of money. 
So why don't we meet in the middle? Why don't we put a 50-acre perimeter around the around that 
Sleepy Hollow area in conservation, impose a condition on us to do that. That's fine. That's the balance 
that tries to, you know, show that we are we are trying to hear the community. You know, we have held 
community meetings, we've done door knocking, some of the people here just spoke, we knocked on 
their door, and we talked with them. We didn't hear some of these objections. Some of these folks did 
not show at the community meeting, we have made a concerted effort to get out, get out into the 
community, we are trying to do what's been asked of us, you know, we're trying to adhere to things that 
are in a draft policy. We are going in door knocking, we're creating websites, we are holding community 
hearings are going and sitting down with people in their kitchen. You know, we're saying yes, put the 
condition on us. So, you know, if that's so that's, that's what I have said, and I'll defer to Frank. But yes, 
Sleepy Hollow road, if nobody wants an emergency access, and if there's some question about the 
rights of access, you know, I didn't look at the plat and easements are complicated, then impose it. And 
then in regard to conservation easement, please think about the cost benefit, let's benefit the 
community. But also keep in mind the cost to us, you know, putting that entire track of land in a 
conservation easement would be significant. And I would ask you, if you would do that to another use. 
That wasn't solar. So with that, I'll turn it over to Frank. 
 
Hopkins: One thing I wanted to add was on the Sleepy Hallow axis, when I spoke to Mr. Oliver at the 
community meeting, he had a specific concern about fire in the kind of that gully near that that area. 
And I left that in there specifically for that reason, so happy to exclude it. 
 
Shumaker: Commission discussion or questions? 
 
Kap: Totally confused. I don't know what's what anymore. I have no idea what the plan looks like, given 
all the conversations going on. We've got we've got conditions in a draft, we've got conditions that 
somehow have gotten into this motion or the motions that we've made. I've got people out here saying 
basically, we've got we've got a plan that includes an easement that doesn't exist. I'm at this point, I got 
to be honest with you. I'm completely lost. Right now. I'm not in any position to say I agree or disagree 
with this project. Because I don't even know what the project is anymore. I have to apologize. But I 
really don't. 
 
Dorrier: I just like to get this policy procedure taken care of tonight, we need to turn it back over to the 
Board of Supervisors and have our policies in lined up what we want to have before we vote on 
anything else, yay or nay, we need to have this policy in place. And that's the only thing I'm concerned 
with right now. I couldn't vote. I don't think I could vote right now. Because we don't have all the facts. 
So that's way I feel 
 
Allen: You want to wait and not do anything until the board goes back over and decides whether 
they're going to approve the policy or not.  
 
Dorrier: Until the board adopts that policy.  
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Allen: Right now they not wanting to. So put it on hold. Put it on hold with the change like 75 foot?  
 
Dorrier: The whole thing.  
 
Allen: But I mean, the changes with what I was talking about what changes would would you not like to 
see 
 
Dorrier: The changes are ok, but what Pete brought up, but just doing what we need to do with the 
policy is my problem. 
 
Kap: I didn't understand that comment. Did you say that the board does not really want to address the 
policy? Is that what the problem is? 
 
Allen: it doesn’t seem like they are ready for making the policy true yet. They've worked on the policy, 
they made some changes to the policy as far as approving it. And been 100%. Yes.  
 
*Comments from Crowd*  
 
Dennis Davis: Karl is supposed to be drawing up the draft for December meeting is my understanding. 
So why are we in a rush let the board look at the plan in December and we can say yay or na. Are you 
going kill this application? I don’t think so. So why cant we wait till the board sees the policy we all look 
at it and then every solar project from now on will have to accept these terms that’s in the policy. We 
don’t have to rush all of them and pass them right now. That’s just my opinion. We just had an 
opportunity to work on it. So give us an opportunity to finish it.  
 
Kap: What do you think the possibility is in December? Believe me I understand it would be my 
pleasure as well to see this passed before we do anymore work with solar.  
 
Davis: That was my motion at last months meeting hold off on anymore until we get it in place.  
 
Kap: What is the likelihood in December?  
 
Davis: if it comes to us its going to be a vote on it. My opinion. That’s just where im at. We just worked 
on. Just had an opportunity to work on it. The young man that spoke earlier. There is three of us here 
on the committee.  
 
Shumaker: On behalf of the commission we thank you that gives us some grace and some timeline on 
where the solar policy and procedure is and what approval looks like. SO with that information what is 
the pleasure of the board?  
 
Kap: I make a motion that we table this project until December to see exactly where the board ends up 
with their decision on this policy. Then at that time we can decide to move forward of not.  
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Dorrier: I second that.  
 
Edmondston: May I interject because in the past. AS of July this year there has been a state code 
change regarding public hearings so we’ve held a public hearing tonight should you decide to table this 
and bring this back next month in order for this to move forward you would have to have another public 
hearing. So its not one public hearing and you move forward in 4 months there would have to be 
another public hearing. If that’s what you do your motion needs to include will you bring it back for 
public hearing in December. So that is a code change. Should you have enough information in 
December you cant move forward without holding another public hearing.  
 
Kap: So my motion is the hold another public hearing in December that would be subsequent after the 
boards decision on the solar policy.  
 
Dorrier: Second.  
 
Shumaker: We have a motion and a second. All in favor raise your right hand. 4 yeses one no and one 
abstain. That takes us back to chairman Bickford.  
 
Bickford: Thank you Ashley for taking care of the two applications that brings us too pubic hearing 
case for Buckingham county property. Nicci ill let you introduce. Before she does is there any questions 
before I open the public hearting? We were waiting for you anyone signed up for this application?  
 
Edmondston:  There is no one signed up for case ZMA 335 for Buckingham county.  
 
Bickford: Seeing none ill turn it back over to the commission. We are doing an amendment.  
 
Kap: I move we put this in front of the board of supervisors.  
 
Allen: Second.  
 
Bickford: Got a motion and a second. All in favor raise your right hand. That passes. Nicci that brings 
us to new business.  
 
Edmondston: The next case is an introduction case 23-sup336 Landowner C & S Retreats LLC 
Applicant Lynne Plante, Kwik Permits LLC parcel information Tax Map 16 Parcel 61 containing 
approximately 245.57 acres, located at 14585 S Constitution Route Scottsville VA 24590, Slate River 
Magisterial District.  t: The Applicant wishes to Obtain a Special Use Permit to Construct a mechanical 
equipment shed to house and protect maintenance equipment. The Applicant is asking the Planning 
Commission to schedule a public hearing for this request. This property is zoned Agriculture (A-1), and 
a Special Use Permit 18-SUP261, was approved November 13, 2018 by the Board of Supervisors, for 
the construction and operation of a private corporate retreat. A copy of this file is attached. The written 
narrative contained in the application for the existing approved Special Use Permit contains specific 
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information regarding the number of buildings to be constructed under the request of the special use 
permit. All of the structures included in that request have been built. The building requested in the new 
application, 23-SUP336, constitutes this new request as it is not included in the parameters of 18-
SUP261, and further supports the use and activities of the private corporate retreat. The Zoning 
Ordinance states, ”A nonconforming use of property or a conforming use the requirements for which 
are changed by this ordinance, shall comply with the requirements of this ordinance before it is 
expanded or enlarged or additional buildings or structures may be constructed or added to carry out or 
support the use”. The conversations for the construction of this new building began late 2022 with a 
follow up meeting to discuss necessary steps forward. Mr. Waltman sent a SUP application to be 
reviewed on January 4, 2023 and I responded on January 12, 2023 informing him that the application 
was incomplete. The discussion started again when a zoning/building permit application was received 
September 6, 2023 from Lynne Plant, Kwik Permits LLC. Once again, this request required a SUP 
application to move forward. The Zoning Ordinance does not allow a private corporate retreat and the 
uses and activities therein as a Permitted Use. There are 10 condition’s attached the applicant is not 
here but in there application they did fill out the notarized form to have John speak on behalf of Lyn 
plant. Would it be the pleasure of the commission to set a public hearing December 18th at 6Pm?  
 
Allen: I make a motion for public hearing.  
 
Kap: Second.  
 
Bickford: Any discussion? Seeing none raise your right hand. That passes. Nicci that brings us to your 
reports.  
 
Commissioner Allen moved, Commissioner Kap seconded, and was unanimously carried by the 
Planning Commission to move Case 23-SUP36 on to Public Hearing.  
 
 
Edmondston: This evening I do not have any reports. I will state there has been a lot of discussion on 
the solar draft policy and it is exactly that a draft. That it reintegrate the planning commission has not 
been tasked with. I understand respectfully that you are looking for guidance. The solar committee is 
working diligently to get a report back to the board of supervisors with changes and amendments with 
an ultimate choice by the board of supervisors. But it not in place or accepted yet. So I will just throw 
that out. With all the discussion with the cases what’s left here tonight is a case moving forward for 
Verizon wireless. The case 23sup334 that is Hodson pine there will be another public hearing held. The 
public hearing for 23-ZMA 335 that will move forward. And the introduction for CS Retreats will move 
forward as public hearing. Its been a lot of discussion just wanted to make sure I captured all the votes.  
 
Kap: December 18th is the next meeting.  
 
Edmondston: Next meeting and work session combined. We will hold the regular meeting first and the 
work session will be right after. Two in one.  
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Bickford: That’s the 18th. Any commission matters concern?  
 
Shumaker: Depending on how the board vote shakes out would it be some value in adding an action 
item to the work session maybe having someone from the board to clarify on solar policy. Not sure if 
that premature since we don’t know how the vote is going to go.  
 
Kap: In regard to the request. Excellent request. When we get along far enough in the comprehensive 
plan. I really think we need to zone specific areas for solar and that would help with a lot of problem, 
and I really think there ought to be a board member listing but if we don’t have a policy we are going to 
continue to run into these problems. We aren’t going to be able to make a clear decision. Land use is 
land use you can use that land anyway you want but the problem is we don’t have a set of policies to 
put our hands on and say this is ok or not ok. It’s not black and white. Its causing issues having these 
continuing meetings not moving forward.  
 
Bickford:  I have to be careful because im in the middle. Ill keep it brief. They were just wanted to be 
treated like the other applicants. I understand what your saying but like Nicci said it is a draft not policy. 
Board has indication they want us to follow with set backs conditions everything from on Bridgeport and 
that’s what we’ve been doing. They’ve been working on the draft and made changes and I have no 
issue with those changes but at this point it hasn’t been approved now if they do approve it then yes.  
 
Shumaker: If they do not since there is so many people concerned about basing everything we do off 
policy. If they do not have a policy and its still undefined then next month we have to treat it like the 
solar policy just doesn’t exist.  
 
Bickford: In the application tonight y’all took some of the condition’s from the draft and they for the 
most part agreed to them. However they were caught off guard with some of them because it hasn’t 
been brought before other applications. What we might do because we have an extra public hearing 
maybe this work session since we are going see what the vote for the board is maybe have someone 
from the board come explain it. We’re going to be pushing our self back pretty late. Maybe we should 
post pone the work session till January and just do the regular session. Im putting it out there, I can see 
it being a long night.  
 
Kap: im ok with that.  
 
Edmondston: December 18th will just be the regular meeting?  
 
Bickford: That was my suggestion but we will have to vote on it. We now have a public hearing and 
then we also have representatives from the board come to explain the policy I can see us having a late 
night.  
 
Kap: I move that we hold the regular session and have the work session in January.  
 
Dorrier: I second.  
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Bickford: Motion is we just have a regular scheduled meeting on December 18th and not have the work 
session till January. Skip the work session. All in favor raise your hand. Just let Mr. fortune know we 
wont have that. I just want to tank Ashley for taking care of those applications you did a great job. With 
that do I have a motion to adjourn.  
 
Kap: So moved.  
 
Allen: Second.  
 
Bickford: We are adjourned.  
 
Commissioner Kapuscinski moved, Supervisor Allen seconded, and was unanimously carried by the 
Planning Commission to adjourn the meeting.  
 
 
 
 
Attest: 
 
 
________________________________ ________________________________ 
Cheryl T. “Nicci” Edmondston  John E. Bickford 
Zoning Administrator/Planner  Chairman 



Buckingham County Planning Commission 
December 18, 2023 

Administration Building 
6:00 PM 

Public Hearing Case 23-SUP334 
  

 
 
Owner/Applicant:   Landowners Bickford Family Lands LLC 
     P O Box 192 
     New Canton VA  23123 
 
     Dick Purcell Land Cattle and Timber 
     P O Box 308 
     Louisa VA   
      
   Applicant Mountain Pine Arvonia LLC & Mountain Pine Arvonia II LLC 
     Hodson Energy 
     28 Liberty St Ste 627 
     New York NY  1005-1400 
      
  
 
Property Information:   Tax Map 43Parcel 41, Tax Map 54 Parcel 190, Tax Map 54 Parcel 157, Tax Map 43 
Parcel 50, tax Map 43 Parcel 50 Lot A, Tax Map 43 Parcel 51.  The approximate acreage of all properties 
in this request is 1,065 acres. The parcels are located both north and south of Blinkys Road, State Route 
672, where Bear Garden Creek crosses under the road, Marshall Magisterial District. 
 
Zoning District:  Agricultural District (A-1) 
 
Request:  The Applicant wishes to obtain a Special Use Permit to allow for the construction and operation 
of solar photovoltaic (PV) modules to produce up to 80 MWac.  The power generated will be linked to the 
electrical transmission grid via the existing overhead 230 kV high voltage on-site transmission line 
 
Background/Zoning Information:  The parcels are located both north and south of Blinkys Road, State 
Route 672, where Bear Garden Creek crossed under the road, Marshall Magisterial District.  Tax Map 43 
Parcel 41, Tax Map 54 Parcel 190, Tax Map 54 Parcel 157, Tax Map 43 Parcel 50, tax Map 43 Parcel 50 Lot 
A, Tax Map 43 Parcel 51.  The landowners are Bickford Family Lands LLC Dick Purcell Land Cattle and 
Timber.  The applicant is Mountain Pine Arvonia LLC and Mountain Pine Arvonia II LLC, Hodson Energy.  
This property is zoned Agriculture (A-1).  The Zoning Ordinance does not permit a Public Utility Generating 
Plant as a Permitted Use.  However, Within the A-I Agricultural District, Public utility generating plants, 
public utility booster or relay stations, transformer substations, meters and other facilities, including 
railroads and facilities, and water and sewage facilities may be permitted by the Buckingham County Board 
of Supervisors by a Special Use Permit following recommendation by the Planning Commission in 
accordance with this ordinance and the Code of Virginia. The Planning Commission may recommend and 



the Board may impose conditions to ensure protection of the district if the Special Use Permit is approved.  
Mountain Pine Arvonia LLC and Mountain Pine Arvonia II LLC (the “Applicant”) requests a Special Use 
Permit (“SUP”) to allow for the construction and operation of a 80 MW utility-scale solar facility (the 
“Project”) on approximately 1,065 acres of private land in Buckingham County, Virginia (the “Property”).  
The Arvonia Solar Project (the "Project") is an upcoming 80-megawatt (MWac) solar photovoltaic facility 
located in Buckingham County. The Project is being developed by Hodson Energy and is legally referred to 
as Mountain Pine Arvonia, LLC & Mountain Pine Arvonia II, LLC (the “Applicant"). Situated near the 
intersection of Route 672 (Blinkys Rd) and Route 670 (CG Woodson Rd), the Project involves (6) separate 
land parcels, owned by two distinct property owners. The total area for the Project is approximately 1,065 
acres, which is currently used for timber production with some agriculture. The development footprint, 
including solar panels, fencing, and access roads, will be contained in approximately 595 acres of the 
overall site. Access to the Project will be available through entrances located along Route 672 and Route 
670. 
 
Hodson Energy has researched prior solar applications to the County and utilized the guidance given by 
Buckingham County Planning Commission and Board of Supervisors in their approach to solar 
developments. The conditions set forth in prior approvals have formed the basis of the Project design 
parameters. It is our hope that this due diligence and care toward the direction set forth by the 
Buckingham County Board of Supervisors will result in a successful project for all parties involved.  
 
Once operational, the Arvonia Solar Project will provide approximately 156,000 MWh of clean energy to 
the local transmission grid, which is enough to power approximately 12,854 homes annually. Solar energy 
is clean, safe, and ecologically beneficial. The Project will emit no carbon pollution, release no heavy 
metals, acid gases or small particles, require no water to operate, and displace traditional sources of 
electric generation. In fact, the Arvonia Solar Project will offset 61,713 tons of carbon annually, equivalent 
to the carbon sequestered by 73,034 acres of U.S. forests every year. 
 
 
Below are conditions that you may consider attaching to the request if approved: 
 
1. Inspections. MOUNTAIN PINE ARVONIA LLC AND MOUTAIN PINE ARVONIA II LLC or any 
successors, assignees, current or future lessee, sub-lessee, or owner of the solar energy facility (the 
“Applicant”) consent to annual administrative inspections by Planning Department Staff for verification 
of compliance with the requirements of this SUP after the completion of the construction of the Project.  
During construction of the Project, the County and its assigns and designees shall have access to the site 
for inspections and to assure compliance with the conditions of the SUP. 
 
2. Compliance with Conditions. The Applicant shall sign the list of the adopted conditions for this 
SUP signifying acceptance and intent to comply with these conditions. 
 
3. Compliance with Laws; Erosion and Sediment Control and Stormwater. That 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 and solar equipment used in this Project 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 Electrotechnical Commission (IEC) as 



applicable and comply with state building code and shall be inspected by a County building inspector 
through the building permit process. 
 
b. An Erosion and Sediment Control Plan must be submitted to the County and approved by the 
Soil and Water Conservation District and the Virginia Department of Environmental Quality prior to any 
land disturbance.  Prior to Applicant’s submission of the Erosion and Sediment Control Plan, the 
Applicant will contact the County’s erosion and sediment control reviewer and use reasonable efforts to 
arrange a meeting on the Property with the Applicant’s engineer. The County may obtain an 
independent third party review of the Erosion and Sediment Control Plan at the expense of the 
Applicant.  
 
c. The erosion and sediment control plan shall be prepared in accordance with the Virginia Erosion 
and Sediment Control Handbook.  As an additional precaution, the erosion and sediment control plan 
will be implemented as a sequential progression, demonstrating that not more than 25% of the 
Maximum Extents (a “Phase”) be initially disturbed during construction without temporary seeding or 
other stabilization in accordance with the Virginia Erosion and Sediment Control Handbook. Temporary 
seeding or other stabilization in accordance with the Virginia Erosion and Sediment Control Handbook 
shall be implemented as soon as possible, and no more than 7 days after final grading in a Phase is 
complete.  As soon as the stabilization of a phase, as referenced in sentence 2 of this condition, has 
been completed, construction activity (disturbance) may commence in a subsequent Phase. This 
condition shall not prevent continued construction activities in a previous Phase after a previous Phase 
has been stabilized in accordance with the Virginia Erosion and Sediment Control Handbook, and such 
stabilized areas will not be subject to the 25% limitation of sentence 2 of this condition; however 
continued construction activities, excluding maintenance of erosion and sediment control and 
stormwater management features or associated activities, shall not be re-initiated in a previous Phase 
until at least 50% vegetative cover (as determined by an independent inspector) has been established in 
that Phase or 60 days after a Phase has been temporarily stabilized, whichever is sooner. During this 
period, the applicant shall take continued action implementing best management practices to promote 
successful establishment of vegetative cover in a Phase.  The erosion and sediment control plan will 
provide the means and measures in accordance with the Virginia Erosion and Sediment Control 
Handbook to achieve stabilization of the disturbed areas and to comply with this condition.  
 
d. During the construction of the Project, the Applicant shall require the following:  
(1) All Erosion and Sediment Control facilities will be inspected by a qualified third party inspector: (i) at 
least every four calendar days; or (ii) as least once every five calendar days and within 48 hours 
following any runoff producing storm event. Any discrepancies should be noted and corrective action 
should be taken to ensure facilities are operating properly. Corrective measures include regularly 
cleaning out sediment basins and traps, stabilizing eroded banks or spillway structures, cleaning inlets 
and outlets and repairing damaged silt fence shall be prioritized.  
(2) Runoff at stormwater outfalls will also be observed just as often for characteristics listed in the land 
disturbance permit (clarity, solids, etc.).  
(3) A record of the amount of rainfall at the Project during land disturbing activities.  
(4) A record of major land disturbing activities, including dates when clearing, grading and excavating 
occurred in each Phase. Dates when construction activities are either temporarily or permanently 
ceased in the Phase should be recorded along with stabilization areas.  
 
e. The County may inspect the Project during construction as determined by the County and shall 
retain all enforcement rights under applicable law.   



 
f. A Stormwater Management Plan must be submitted to the Virginia Department of 
Environmental Quality (VDEQ) and approved by VDEQ prior to any land disturbance.  The Applicant will 
obtain approval of a Stormwater Pollution Prevention Plan (“SWPPP”).  The Applicant and its contractor 
will have operational day-to-day control of the Project and must implement the SWPPP measures.  The 
Applicant will cause the active up-to-date SWPPP to be made publicly available either electronically or at 
a location viewable not less than once per month upon request by the public. The Applicant and its 
contractors will ensure that the applicable subcontractors are trained on appropriate best management 
practices and requirements in the SWPPP. 
 
g. The Project shall fully comply with all applicable provisions of the Buckingham County Zoning 
Ordinance, to the extent not modified herein, throughout the life of this SUP. 
 
4. Expiration. The building permit application must be submitted within 2 years of obtaining the 
Special Use Permit and the commercial generation of solar electricity shall begin within 24 months of 
the approval of the building permit or this SUP shall be null and void. The building permit deadline will 
be extended for 12 months (3 years total), and the construction time period extended by 12 months (30 
months total) by administrative approval of the County Administrator after consultation with the Board 
of Supervisors due to delays in state permits, interconnection approval, or other good cause 
demonstrated by the Applicant. Any timeframe under which the Commonwealth is under an Executive 
Order of the Governor declaring a statewide emergency will toll the timeframe specified in this 
condition. 
 
5. Definitions. All racking, solar modules, inverters, breakers, switches, cabling, communications 
components, and other ancillary components necessary to convert solar energy to electricity and 
interconnect to the electrical transmission are considered “Solar Equipment” and subject to the 
requirements for such, together with setback requirements of that district and other requirements, 
unless otherwise stated in these conditions. Solar Equipment shall not include access roads and 
transmission lines and poles.  “Project Area” shall include all areas within the Property line boundary 
that include, but not limited to the following: Solar Equipment, ingress/egress, access roads, fencing, 
parking, laydown areas, setbacks, buffers, storage area, wetlands, erosion and sediment control 
features, storm water management features, and other ancillary components. Battery storage and other 
energy storage methods are not approved as part of this SUP and will require separate special use 
permitting.    The “Property” is defined as 1,065-acres consisting of the following parcels situated in 
Buckingham County Tax Map 43Parcel 41, Tax Map 54 Parcel 190, Tax Map 54 Parcel 157, Tax Map 43 
Parcel 50, tax Map 43 Parcel 50 Lot A, Tax Map 43 Parcel 51. 
 
6. Binding Obligation. This SUP shall be binding on the Applicant or any successors, assignees, 
current of future lessee, sub-lessee, or owner of the solar energy facility. 
 
7. General Plan. The construction of the Project shall be in substantial conformance with these 
conditions and in general conformance with the Special Use Preliminary Site Plan prepared by HODSON 
ENERGY dated OCTOBER 3, 2023 (the “General Plan”). The Solar Equipment and accompanying 
stormwater features shall be limited to no more than 700 acres of the1,065-acre Property as shown on 
the Site Plan. Modifications to the Site Plan shall be permitted at the time of building permit based on 
state and federal approvals and final engineering and design requirements that comply with these 
conditions. 
 



8. Construction Hours. All site activity required for the construction and operation of the solar 
energy facility shall be limited to the following: 
 
a. All pile driving activity shall be limited to the hours from the earlier of sunrise or 8 a.m. to the 
later of 6 p.m. or sunset, Monday through Friday. Applicant may request permission from the Zoning 
Administrator to conduct piling driving activity on Saturday or Sunday, but such permission will be 
granted or denied at the sole discretion of the Zoning Administrator; and 
b. All other construction activity within the Project Area shall be limited to the hours from the 
earlier of sunrise or 8 a.m. to the later of 6 p.m. or sunset, Monday through Sunday in accordance with 
the provisions of the County’s Noise Ordinance and shall not be unreasonably loud for a sustained 
duration of time as monitored at the property line of the Project Area. 
 
9. Noise. After completion of construction, the solar energy facility, during normal operation, but 
excluding maintenance, shall not produce noise that exceeds 50 dbA as measured at the property lines 
of the Project Area boundary, unless the owner of the adjoining affected property has given written 
agreement to a higher level. 
 
10. Setback from Existing Residential Dwellings.  A minimum three hundred and fifty (350) foot 
setback shall be maintained from Solar Equipment to any adjoining or adjacent residential dwellings 
(and not the property line) that exist at the time of the approval by the Board of Supervisors. This 
requirement may be reduced or waived for the life of the solar energy facility, if agreed to, in writing, by 
the owner of the residence. Transmission lines and poles, security fence, and project roads may be 
located within the setbacks only where necessary. During construction, the setback may be used for the 
staging of materials and parking if the buffer is not disturbed.  The Applicant shall retain and maintain 
existing vegetation and timber in the setback that are under the control of the Applicant and located on 
the Property.  
 
 
11. Setback to Property Lines and Rights of Way.  
 
a.   Property Line.  A minimum of a fifty (50) foot setback from Solar Equipment to the property line 
shall be provided around the perimeter of the Solar Equipment where it is adjacent to property not 
owned by the same property owner as covered in the SUP at the time of the approval by the Board of 
Supervisors.  
 
b.  Right of Way.  The Applicant shall provide a minimum of a seventy-five (75) foot setback from 
Solar Equipment to any adjoining public right of way.  
 
c.  Transmission Lines and poles, security fence, and project roads may be located within the 
setbacks only where necessary. 
 
12.  Setback to Perennial Streams and Connected Wetlands. As an additional erosion and sediment 
control and stormwater management precaution, a minimum fifty (50) foot setback shall be maintained 
from Solar Equipment to the edge of all perennial streams and connected wetlands located within the 
Project Area. Transmission lines and poles, project roads, erosion and sediment control and stormwater 
management features may be located within the setbacks where necessary.  
 
13. Buffer. 



 
a.  Within the setback, the Applicant shall retain at least a fifty (50) foot buffer of existing 
vegetation and timber with the intent to substantially obscure from view the Solar Equipment and 
security fence from the property line. Along the property line where there is no vegetation or timber to 
retain, the Applicant will supplement the buffer with new plantings in the fifty (50) foot buffer.  
 
b.  Along existing public right-of-way (ROW) where there is existing timber, the Applicant shall 
retain at least a fifty (50) foot buffer of existing vegetation and timber with the intent to substantially 
obscure from view the Solar Equipment and security fence from the public right-of-way.  Along existing 
public rights-of-way where there is not at least 50' of vegetation and timber remaining to substantially 
obscure from view the Solar Equipment and security fence, the Applicant will create a buffer of at least 
fifty (50) feet.  The new buffer will include timber, evergreens, cedars or other vegetation as determined 
by the Applicant with the advice of a professional arborist and subject to the prior written approval of 
the Zoning Administrator prior to the issuance of a building permit. All plantings installed in the buffer 
shall have an anticipated five-year height of six (6) to eight (8) feet after planting and an anticipated 
mature height of at least twenty (20) feet.  Any new plantings shall be planted during the appropriate 
time of year after the completion of construction of the Project. The buffer may be included in the 
setback area.  
 
c.  The Applicant will maintain all buffer areas with the advice and support of a professional 
arborist or forester for the duration of the Project’s operational life.  Such maintenance may include 
thinning, trimming, seeding or other modifications to the buffer to ensure the health of the vegetated 
buffer areas, public safety, and the energy efficiency of the Project. In the event the health of the 
vegetation within the buffer area is compromised and no longer substantially obscures the visibility of 
the Solar Equipment and security fence, the Applicant will plant a new buffer, or supplement the 
remaining buffer, including timber, evergreens, cedars or other vegetation as determined by the 
Applicant with the advice of a professional arborist or forester. 
 
d.  A performance bond reflecting the estimated costs of anticipated landscaping maintenance, as 
determined by the Applicant with the advice of a professional arborist or forester, shall be posted by the 
Applicant prior to construction.  This ensures buffer landscaping is adequately maintained for the life of 
the Project. 
 
14. Fencing. The Applicant shall install a security fence around the Solar Equipment that is a 
minimum six (6) feet in height. Fencing must be installed on the interior of the vegetative buffer 
required in this section so that it is screened from the ground level view of adjacent property owners. 
The fencing shall be always maintained while the facility is in operation. 
 
15. Lighting.  Construction lighting shall be minimized and shall be directed downward. Post--
construction lighting shall be limited to security lighting only and shall be full cut-off lighting pointed in a 
down direction.  All post-construction lighting shall be dark sky compliant.  
 
16. Interconnection. The Project shall not receive a building permit until evidence has been given to 
Buckingham County that the electric utility company has a signed an interim interconnection service 
agreement or interconnection service agreement with the permittee. 
 
17. Decommissioning. If the solar energy facility is inactive completely or substantially discontinuing 
the delivery of electricity to an electrical grid) for a continuous twelve (12) month period it shall be 



considered abandoned. The Applicant shall provide notice to County Administrator immediately upon 
the Project becoming abandoned, inactive and/or shutting down operation. The Applicant or its 
successor and/or assign ("Project Owner") shall decommission the Project within twelve (12) months 
abandonment, inactivity, or substantially discontinuing the delivery of electricity to an electrical grid, 
whichever occurs first.  The decommissioning shall be in accordance with a Decommissioning 
Agreement between the Applicant, Project Owner and the County.  If the Project (or relevant part) is not 
removed within the specified time, the County may cause the removal of the Project with costs being 
borne by the Project Owner as will be provided for in the approved Decommissioning Agreement. The 
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 bond, letter of credit, cash, or a parent guarantee by an 
investment grade entity. The Applicant’s cost estimate of the decommissioning shall not include the 
salvage value of the Solar Equipment.  The cost estimate of the decommissioning shall be updated by 
the Applicant every five (5) years and be provided to the County.  At its option, the County may require 
the surety amount be increased based on the new cost of decommissioning. The Decommissioning 
Agreement shall be agreed upon and the surety shall be provided before the issuance of the building 
permit. 
 
18. Decommissioning Timeframe. The Project shall be decommissioned within twelve (12) months.  
The decommissioning shall require (i) the removal of any Project facilities installed or constructed 
thereupon, (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 and 
36” below the surface of the Property. 
 
19. Training of Emergency Services. The Applicant shall coordinate with the County's emergency 
services staff to provide materials, education, and/or training to the departments serving the solar 
energy facility regarding how to safely respond to on-site emergencies.  Prior to construction, the 
Applicant shall ensure that emergency services staff has keys and other access to the Property and the 
Applicant shall provide the County and emergency services with safety data sheets (SDSs) on the Solar 
Equipment for the life of the project.   
 
20. Access Roads and Signage. Access roads are to be marked by the Applicant with identifying 
signage. The manufacturers' or installers' identification and appropriate warning signage shall be posted 
on or near the panels in a clearly visible manner. The signage must identify the owner and provide a 24-
hour emergency contact phone number. Each access gate must also have the signage that identifies the 
owner and provides a 24-houremergency contact phone number.  
 
21. Construction Management. The following measures will be taken:  
a.  A Construction Traffic Management Plan and mitigation measures shall be developed by the 
Applicant and submitted to the Virginia Department of Transportation (VDOT) and Buckingham County 
for review. The Plan shall address traffic control measures, an industry standard pre- and post-
construction road evaluation, proposed work zones and delivery locations, and any necessary localized 
repairs (i.e., potholes, wash-boarding of gravel, shoulder rutting, culvert crushing, etc.) to the public 
road that are required as a result of damage from the Project.  
 
b.  During construction, each project entrance will have a dedicated wash station to mitigate 
natural debris from unintentionally leaving the Project Area. The Applicant will take all reasonable 
precautions to minimize impact and damage to public roads including regular maintenance, washing and 
sweeping. If a traffic issue arises during the construction of the Project, the Applicant shall immediately 



develop with input from the County and VDOT and implement appropriate measures to mitigate the 
issue. 
 
c. During construction, the Applicant will hold a Townhall every quarter within the County, inviting 
county officials, neighboring landowners, and the broader Buckingham community. During these 
townhalls, the Applicant will provide a report on the Project’s construction progress from the previous 
quarter and summarize construction activity to occur in the subsequent quarter, and provide an 
opportunity to receive citizen comments.  
 
22. Parking. Parking of vehicles or staging of equipment or materials related construction or 
decommissioning of the Project shall be limited to the Project Area. 
 
23. Glare.  All panels will use anti reflective coatings. Exterior surfaces of the collectors and related 
equipment shall have a non-reflective finish and solar panels shall be designed and installed to limit 
glare to a degree that no after image would occur, towards vehicular traffic and any adjacent building. 
 
24. Height.  No aspect of the Solar Equipment shall exceed 17 feet in height, as measured from 
grade at the base of the structure to its highest point. Such height restriction shall not apply to electrical 
distribution facilities, substations, or transmission lines. 
 
25. No County Obligations. Nothing in this SUP shall be deemed to obligate the County to acquire 
any interest in property, to construct, maintain or operate any facility or to grant any permits or 
approvals except as may be directly related hereto. 
 
26. Severability of Conditions. If any one or more of the conditions is declared void for any reason 
whatever, such decision shall not affect the remaining portion of the permit, which shall remain in full 
force and effect, and for this purpose, the provisions of this are hereby declared to be severable. 
 
27. Enforcement.  Any infraction of the above-mentioned conditions could lead to a stop order and 
discontinuation or revocation of the special use permit in accordance with Virginia law. 
 
28.  Solar Panel Technology. The Applicant will be restricted from utilizing photovoltaic panels with 
internal components containing cadmium telluride.  Only silicon type panels, or those other panels that 
have been established as optimal standard best practice shall be utilized by the Applicant.    
 
29.   Ground Cover; Pollinators. Prior to the start of construction, the Applicant will perform no less 
than 10 soil tests in areas across the Project Area to achieve an appropriate sample size of Project Area.  
The soil tests will be used to inform and develop a comprehensive and detailed vegetative management 
plan with the intended effect to revegetate the Project Area with ground cover. The vegetative 
management plan may include the optimal seed types, fertilizer rates, and liming rates (if necessary) to 
be used for temporary and permanent stabilization. Once operational, the Applicant will maintain 
ground cover in good condition throughout the operation of the Project.  Where grubbing is not 
required for the construction or operation of the solar farm, or for the installation of erosion control and 
stormwater management features, existing stumps shall remain in place. The Applicant will consider 
implementation of Pollinator Habitats where appropriate and in accordance with applicable laws and 
regulations.  
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Project Narrative 
The Arvonia Solar Project (the "Project") is an upcoming 80-megawatt (MWac) solar photovoltaic facility, 

located in Buckingham County. The Project is being developed by Hodson Energy and is legally referred 

to as Mountain Pine Arvonia, LLC & Mountain Pine Arvonia II, LLC (the “Applicant"). Situated near the 

intersection of Route 672 (Blinkys Rd) and Route 670 (CG Woodson Rd), the Project involves (6) separate 

land parcels, owned by two distinct property owners. The total area for the Project is approximately 

1,065 acres, which is currently used for timber production with some agriculture. The development 

footprint, including solar panels, fencing, and access roads, will be contained in approximately 595 acres 

of the overall site. Access to the Project will be available through entrances located along Route 672 and 

Route 670.  

Hodson Energy has researched prior solar applications to the County and utilized the guidance given by 

Buckingham County Planning Commission and Board of Supervisors in their approach to solar 

developments. The conditions set forth in prior approvals have formed the basis of the Project design 

parameters. It is our hope that this due diligence and care toward the direction set forth by the 

Buckingham County Board of Supervisors will result in a successful project for all parties involved.  

Once operational, the Arvonia Solar Project will provide approximately 156,000 MWh of clean energy to 

the local transmission grid, which is enough to power approximately 12,854 homes annually. Solar 

energy is clean, safe, and ecologically beneficial. The Project will emit no carbon pollution, release no 

heavy metals, acid gases or small particles, require no water to operate, and displace traditional sources 

of electric generation. In fact, the Arvonia Solar Project will offset 61,713 tons of carbon annually, 

equivalent to the carbon sequestered by 73,034 acres of U.S. forests every year. 

1. Site Location and Characteristics 
The Arvonia Solar Project is located in the heart of the new Canton District east of James Madison Hwy, 

west of CG Woodson, and bisected by Blinkys Rd. Hodson chose and designed this site with multiple 

inputs and considerations to deliver the best possible project for Buckingham County. Among our 

considerations, we put high importance on the following factors. 

• Distance: The site is situated at a considerable distance from residential homes which has 

allowed for increased setbacks to ensure that residents continue to enjoy a rural atmosphere. 

• Electrical Infrastructure: A 230kV high-voltage transmission line passes through the property, 

enabling an on-site Point of Interconnection. All necessary facilities, including the project's own 

substation will be housed on the premises. 

• Terrain: The land is predominantly flat, reducing concerns about water drainage and eliminating 

the need for extensive grading. Our submission includes a full wetland study to help delineate and 

provide adequate buffers from Bear Creek and other waterways inside the parcels. 

• Environmental Barriers & Corridors: The location is currently designated for commercial timber 

activities, and the remaining trees around the boundary will function as a natural shield from 

neighboring properties and roadways. There is existing vegetation providing screening on the 

majority of the project and we have conditioned this proposal to fill in any gaps in the buffer. 

Moreover, we are protecting large swaths of land to maintain wildlife corridors throughout the 

Project. 



• Historical Use: This area has historically been utilized for silviculture, mining, and other 

agricultural uses. 

2. Project Specifics and Equipment 
The Project will utilize single axis tracking technology, which involves solar panels attached to a rotating 

bar that follows the sun's path throughout the day. This technology features a straightforward, 

frequently replicated modular design. The Project layout includes rows of solar panels affixed to vertical 

posts with horizontal support axes. The setup will have tracker-mounted panels and inverters which are 

used for converting DC power to AC. After the Project's operational lifespan concludes, the Project will 

be decommissioned leaving behind only the substation that connects the Project to the grid. 

The Project will employ crystalline module technology for its solar panels, which are based on silicon. 

While the exact solar panel model is yet to be determined, the project will use "Tier 1" solar panels and 

equipment. These Tier 1 panels are anticipated to deliver solar power throughout the entire 25-year 

warranty duration of the panels. With an 80MWac capacity, the Project is set to incorporate around 

189,237 panels. 

Interconnection 
The Project will utilize a point of interconnection at the existing 230kv line that traverses the northeast 

part of the Project. A substation will be built on the site adjacent to this line and it is denoted on the site 

plan.  

Site Access 
The Project will have 4 entrances all of which are existing.  The southern section of the Project will be 

accessed by Sleep Hollow Rd and Chapel Rd while the northern section of the Project will be accessed by 

entrances on Blinky’s and CG Woodson. All of these entrances will have property signage to alert the 

public of the project boundaries. The entrances will also all feature a Knox box to ensure emergency 

personnel access to the site in the event of an emergency. 

Security and Fencing 
The site will be encompassed by a six-foot-high security fence to ensure the safety of the public and 

prevent any unauthorized access to the site. This fence will be located interior to the vegetative buffer 

that encircles the entirety of the Project. Both the fencing and buffer will be maintained to ensure the 

site is secure and obscured from view. 

Construction 
The construction approach for the Project will align with standard practices employed in the US for 

building large-scale, ground-mounted solar facilities that produce wholesale power. The site first must 

be secured, and the boundaries are organized into construction zones. Stormwater and erosion controls 

are subsequently set up to constrain run off and ensure responsible control of water flows. The site is 

then cleared, and the trees are removed with a perimeter buffer of natural vegetation left to ensure 

mature trees are left to protect viewshed. Grading is then performed to even out areas and create a flat 

enough surface for the equipment to be installed. Attention is given to maximize the existing benefits of 



the terrain and install panels in areas the minimizes the amount of grading required. Finally, internal 

roads are constructed followed by the substation, racks, panels, and fencing. 

The construction phase of the Project will feature heavy equipment to clear land, create roads, and drive 

piles. The racks and panels themselves will be assembled by hand and will cause little to no interruption 

to neighboring properties. Pile driving is needed to set the piles for the racks and panels to be 

assembled. We have conditioned the Project to protect neighbors from unwanted noise during off hours 

by restricting pile driving activities to Monday through Friday from 8am to 6pm. This should afford 

neighboring properties as little interruption to their daily lives for the duration of the construction 

phase. Once constructed, the Project will likely go unnoticed to adjacent neighbors. 

3. Comprehensive Plan Consistency 
3.1 Land Use 
The Arvonia Solar Project is designated as Rural/Agricultural/Forestry Areas in the 2015-2020 

Buckingham County Comprehensive Plan. The Comprehensive Plan defines these areas as: 

 

“The Rural/Agricultural/Forestry Areas are intended to preserve and enhance the essential character 

and resources of rural portions of the County where agriculture and forestry uses exist while 

accommodating some rural residential development (low density, rural in character and on private well 

and septic systems). During the 10- to 20-year period of the Plan, the Rural/Agricultural/Forestry Areas 

are the lowest priority for new residential development.” 

 

The Arvonia Solar Project site is currently used for timber harvesting, and as a solar farm, the Project will 

meet the very low impact desired from the Comprehensive Plan.  This Project will create no new houses 

or have a need for septic wells or public water and sewer infrastructure. The Project is also conditioned 

with generous setbacks and viewshed protections to ensure the rural character of the area. Once 

complete, the Project will operate in general obscurity with minimal impact to neighboring properties. 

 

The Arvonia Solar Project will also help meet the County’s long-term preservation goals. The Project will 

exist for 40 years and then be decommissioned. This will ensure that rural lands are preserved into the 

future but will also prevent residential development from occupying Rural/Agricultural/Forestry Areas. 

The Comprehensive Plan denotes a preference for the conservation of rural areas and agricultural land 

as the County grows. This Project will help aid in that effort by setting aside approximately 1,065 acres 

for 40 years where it will generate electricity and be decommissioned. When the site is 

decommissioned, the land can again be returned to any number of agricultural or conservation uses.  

 

The Project will utilize native grasses and pollinators as ground cover. Such native vegetation will enrich 

and regenerate the soil, there will be no timber harvests to disturb the land, which will potentially 

enhance the soil quality by the decommissioning phase. This vegetation and ground cover will also 

promote the presence of pollinators on the site. Furthermore, the Project has integrated wildlife 

corridors into its design to reduce disruptions to wildlife movement. Bear Creek runs uninterrupted 

throughout the entire site allowing a variety of local fauna to traverse the site freely. 



 

The Comprehensive Plan’s first listed policy area is dedicated to land conservation, and it states that “It 

is important to maintain a balance between development and preservation objectives throughout the 

County.”1  The Applicant recognizes that solar development is not one of the listed forms of land 

conservation but would assert that, once decommissioned, the site would have effectively been 

preserved over a 40-year period.  Unlike many of the programs that allow for conservation through tax 

deferrals, this Project will generate significant amounts of revenue for the County. It will also give 

property owners more tools to maximize the possible value of their land. The Comprehensive Plan 

specifically states that “there are other tools and programs available to rural property owners which aid 

them in preserving their land holdings while, hopefully, obtaining a desired rate of return on their 

equity.”2   Allowing property owners to develop utility-scale solar is another tool for landowners to 

utilize in maximizing a return on their equity. 

 

The Comprehensive Plan denotes a preference for utilizing proffered conditions to ensure development 

does not put a strain on government finances. The plan states, “proffered conditions should be 

encouraged to minimize the impact that such development may have on the County’s fiscal 

responsibility in providing services to the residents of such development.”3 The Project is coming before 

the County with 28 conditions already proposed by the Applicant. These conditions are designed to 

make sure the Project is a good neighbor to the surrounding area and are also intended to make sure 

the Project is beneficial financially to the County. Moreover, the Project has initiated the negotiation of 

a Siting Agreement to further benefit the County. The Siting Agreement is being negotiated with the 

County Administrator and County Attorney, and once in execution form, the Board of Supervisors will 

vote on the Siting Agreement separately. If approved, the Siting Agreement creates a substantial 

accordance with the Comprehensive Plan per section 15.2-2232 of the Virginia Code. 

3.2 Community Design 
Overview 
The Buckingham County Comprehensive Plan acknowledges the importance of building a strong tax base 

and that the source of those taxes may come from different and unique sources. It states, “Community 

facilities and services are made possible by individuals, families, businesses, and industries working 

together to serve Buckingham County. The provision of such facilities and services is usually determined 

by the tax income that can be obtained from local population and businesses.”4 The Comprehensive Plan 

goes on to note, “In addition, some private or quasi-public facilities such as educational institutions and 

some utility systems are important resources for the local community and must be taken into account 

when analyzing the full range of public resources available to the citizens of this locality.”5  The Arvonia 

Solar Project meets the intent of the Comprehensive Plan completely as the Project is private/quasi-

public and will generate significant tax revenue as outlined in the provided financial analysis.   

 
1 Buckingham County Comprehensive Plan, Page 154 
2 Buckingham County Comprehensive Plan, Page 154 
3 Buckingham County Comprehensive Plan, Page 187 
4 Buckingham County Comprehensive Plan, pg. 95 
5 Buckingham County Comprehensive Plan, pg. 95 



This Project will also have a very low impact on the surrounding area.  The Arvonia Solar Project will not 

generate additional road traffic or local service demand from County resources. The Project site will be 

heavily buffered and the viewshed will be protected so that citizens will not see it. The classic zoning 

concerns around health and safety for citizens are not an issue with this project. Benign and innocuous, 

the Project will operate quietly without producing pollutants or affecting the general welfare of 

neighboring properties. The Project will be a good neighbor and will be a key part of ensuring that the 

power generated in the County is clean and positive for County residents. 

The Applicant is submitting this application in full accordance with the Buckingham County Zoning 

Ordinance. Special attention has been paid to prior precedence from other utility-scale solar 

applications to ensure that the intent of the Board is met in the volunteered conditions set forth in this 

application. This Project has gone above and beyond to exceed the ordinance and create additional 

buffers to protect local waterways and cultural resources in the area. 

Viewshed 
The Applicant has engaged Timmons Engineering to provide a landscaping plan as well as a viewshed 

analysis. The Project is conditioned currently to a buffer of 75 feet from any property line and 300 feet 

from any structure. This should provide a substantial visual buffer from any neighboring properties 

ensuring that nearby residents continue to enjoy their rural quality of life. The viewshed analysis has 

revealed that the only area in need of planting is where the Project borders CG Woodson Dr. There is 

currently a cornfield planted that will transition into a tree buffer to ensure that the site is uniformly 

buffered with trees. 

Sound 
The proposed utility-scale solar Project in Buckingham County, Virginia is designed to ensure that no 

unreasonably loud noises are created during its operation. To achieve this, the Applicant has proposed 

two conditions regarding sound. 

First, all site activity required for the construction and operation of the solar energy facility shall be 

limited to certain hours, with pile driving activity being restricted to the hours between sunrise or 8 a.m. 

and the later of 6 p.m. or sunset, Monday through Saturday. All other construction activity on site shall 

be permitted Monday through Sunday in accordance with the provisions of the County's Noise 

Ordinance. 

Secondly, after completion of construction, the solar energy facility, during normal operation and 

excluding maintenance, shall not produce noise that exceeds 50 dbA as measured at the property lines 

of the Project boundary, unless the owner of the adjoining affected property has given written 

agreement to a higher level. During the night, there will be no audible noise at the property line from 

the Project. The inverters produce a low-level hum, only during daylight hours, when the system is 

generating energy. This noise level has been described as roughly equivalent to that of a dishwasher. 

Even in idealized sound-travel conditions, at 100 feet, the sound emitted from this inverter will be 

reduced to under 50 dBA or the equivalent of a modern refrigerator. 

As seen in the Special Use Preliminary Site Plan, the design locates the inverters at least 100 feet from 

the Project boundary, and the inverters and substation transformers are the only components that 

produce any audible sounds. The sound at the Project boundary during operations will not exceed the 



County requirements in its noise ordinance. The site will be a great neighbor to the surrounding area 

and nearby residents will continue to enjoy the rural living to which they are accustomed. 

Glare 
The proposed Project will not produce any hazardous glare as solar panels are designed to absorb as 

much light as possible, resulting in minimal reflection or refraction. In fact, panels typically reflect or 

refract less than two percent of the light, which is similar to the reflectivity of water and significantly less 

reflective than standard glass. 

Property Values 
To assess the potential impact of the Project on neighboring property values, the Applicant has 

commissioned a Property Value Impact Study conducted by Kirkland Appraisals, LLC. The study, which is 

attached to this application and dated September 25, 2023, reviews recently completed solar projects, 

known as "matched pairs," and analyzes associated property values in the vicinity of those projects. 

According to the study, the proposed Project is expected to have no impact on the value of adjoining or 

abutting properties and is in harmony with the surrounding area (Appendix 12). The study reveals that 

many people living near similar projects express positive attributes, including protection from future 

development of residential or intrusive uses, reduced dust, odor, and chemicals from former farming 

operations, protection from light pollution at night, quietness, and minimal traffic. The Property Value 

Impact Study provides further detail on these findings. 

County Resources 
Solar power is considered a low-impact land use, and it is expected to have minimal to no impact on the 

County's resources. Unlike other forms of development, such as commercial or residential housing, solar 

projects do not require additional services such as roads, utilities, schools, or law enforcement. 

Therefore, the proposed Project will not place a significant burden on the County's resources. On the 

contrary, it is expected to increase the County's tax base and associated revenues. Please see the 

attached Mangum Financial Analysis that outlines the significant benefit to the County's tax base while 

also requiring very little of the County’s resources. Solar is a unique use in that respect in that it creates 

an outsized beneficial impact on County finances in a way other uses cannot.  

Decommissioning 
Upon the Project's conclusion, it will undergo decommissioning based on a comprehensive 

decommissioning and restoration plan, which will be presented to Buckingham County before obtaining 

building permit approvals. To safeguard the landowner and the community from decommissioning 

expenses, a bond or letter of credit will be established. Post-decommissioning, the land is set to revert 

back to the landowner to do any by-right use listed in the Zoning Ordinance. We have commissioned a 

Decommissioning Plan that is attached to this application under Appendix 11. This serves as a reference 

for the County during their review of the Project's forthcoming plan. As outlined in the sample, all of the 

Project's infrastructure will be taken apart and cleared. The property will be restored to its original state 

during this phase. With mutual agreement from the County and landowner, some or all access roads 

from the Project might remain for ongoing use. A majority of the Project's materials will retain some 

value and can be recycled. However, our Decommissioning Plan has gone the extra step of not 

considering salvage value as part of the plan. A related surety bond will be filed with Buckingham County 

before construction begins (Appendix 11). 



3.3 Cultural Resources 
The Project is anticipated to have no effects on cultural and historical assets, given its location and the 

extensive cultural assessments mandated at the state permitting stage. Comprehensive cultural studies 

conducted by our engineering partners will be presented to the Virginia Department of Historic 

Resources (VDHR) for endorsement and agreement. Due to the property having been used for timber in 

the past, it is unlikely that historical artifacts would be found on the site due to prior tree clearing. It is 

possible that artifacts could be found near the streams where timber activities normally do not occur 

(Appendix 7). The studies also revealed that there were some mining shafts and sites historic to the site. 

We have had our site design avoid these areas and have given generous buffers to any wetland and 

stream. 

3.4 Economic Development 
The Project has commissioned an independent economic analysis through Mangum Economics to 
determine the effect of the Arvonia Solar Project on the local economy as well as the revenues to the 
County. The construction of the Project will impact the local economy through the addition of new 
construction jobs, ancillary spending by those working in the community, as well as direct tax revenue to 
the County. The study found that the construction phase would create 18 jobs, pay construction workers 
approximately $900,000 in wages and benefits, and generate 11.9 million dollars for the local economy. 
The Project would also generate approximately 8,503,800 dollars over the lifetime of the Project 
(Appendix 6).  
 

 
The Arvonia Solar Project provides a unique opportunity for the County to capitalize on a use that 
generates tremendous tax revenues for the County while requiring little in the way of County services. 
The Project will not need local water, sewer, new road infrastructure, police coverage, or generate 
school-age children. One of those cost drivers is inherent in almost any other form of development and 
utility-scale solar is free of all of them while also sharing revenue generated from the Project with the 
County. Buckingham County Comprehensive Plan Specialty Policy Area #7 of the Comprehensive Plan 
states that “Buckingham County considers “economic development’ high on its list of goals” and also 
notes the importance of a strong tax base.” Due to the high revenue, low public cost nature of solar 
projects, the Arvonia Solar Project will address this Comprehensive Plan goal better than most any use. 



3.5 Environment 
Solar energy is a clean generation source that provides electricity without burning fossil fuels. Not only 

will this Project help Virginia achieve its green energy milestones, but it will also help shift the 

Commonwealth’s current energy portfolio away from burning fossil fuels. The aggregate transition 

across the Commonwealth away from fossil fuels will result in cleaner air and water for everyone. 

Buckingham County residents will benefit directly from having a clean and reliable source of energy 

being produced in the County limits. 

The Project commissioned an Environmental Resource Overview and Assessment Report (Appendix 8) as 

well as a Cultural Resources Overview and Assessment Report (Appendix 7) of the parcels involved in the 

Arvonia Solar Project. Since the Project site flows into the James, we have gone above and beyond 

existing regulations by designing a 100 ft buffer from all wetland areas on site to better protect the 

James River from stormwater runoff. This aligns with not only the Comprehensive Plan but the intent 

section of the zoning ordinance which states, “development is: to be encouraged to take place in 

clusters to promote efficient and cost-effective use of land; to be situated so as to make possible future 

economies in the provision of services by the public and private sections; and to be so located as to 

protect the watershed, protect surface and groundwater supplies, discourage development in flood 

plains, wetlands, and conservation areas.”6 This Project was designed to exceed the intent of the 

Buckingham County Zoning Ordinance and ensure that the Project protects local habitats. 

3.6 Fire and Rescue, Law Enforcement 
The Arvonia Solar Project will be a very safe Project for the County and will not strain local emergency 

resources. The Comprehensive plan favors residential and commercial development to occur close to 

County services stating:  

“These areas are located the furthest distance from the County’s centralized public services 

creating public safety concerns about dangerously long response times for fire, rescue, and law 

enforcement. In these areas, many of the roads cannot handle the traffic associated with large 

residential subdivision development. Protecting and preserving farmland, forest uses, livestock 

operations, wetlands, significant wildlife habitats, and water resources are of primary 

importance to these areas.”   

Since this Project will not generate residential units or commercial demand, it would stand that the 

inverse of the Comprehensive Plan’s guidance would prefer developments that do not require service to 

be located further from County services. This Project will not generate any additional need for fire, 

rescue, or law enforcement capacity or otherwise put a strain on County resources. This Project will be 

remotely monitored 24/7 and any issue that may arise will result in swift notification of local first 

responders. The Applicant is committed to working in concert with the local fire department to provide 

any training that may be necessary to ensure a safe response if necessary.  

3.7 Housing 
The area surrounding the Project site features many large low-density residential lots. This Project will 

feature 300-foot buffers from neighboring residences providing an extensive visual shield from 

neighboring properties. The effect of siting a solar facility on the subject parcels will prevent further 

 
6 Buckingham County Zoning Ordinance, pg. 8 



housing of any type from being constructed in this area.  The Applicant has provided an appraisal study 

performed by Kirkland Appraisals showing no change in the property values of neighboring housing as a 

result of this project.  

3.8 Libraries 
This Project will not affect libraries in any way as a result of being constructed. 

3.9 Parks and Open Spaces   
This Project will not affect any parks or open spaces. The Project’s land is currently used for timber 

harvesting. This Project will remain on private land and will effectively have no change to the outside 

public given the substantial buffers.  

3.10 Potable Water 
This Project will have no effect on the potable water of the surrounding areas. Solar panels are a safe 

technology and do not create toxic runoff that could harm local flora, fauna, or people. We have worked 

closely with our engineers to ensure that stormwater areas have been accounted for and generous 

buffers have been implemented on our ephemeral, intermittent, and major waterways. The buffers 

provided in this design are also in excess of that required of a timber operation, and this Project will help 

filter and protect drainage to the James River over the lifetime of the project. 

3.11 Sewage 
This Project will not utilize sewer or septic systems on-site. The Project will also not impact or interfere 

with any neighboring properties’ septic systems. In the event that a structure needs to be constructed 

on the property, permits will be sought through the County and all regulations will be complied with. 

There are no such plans to construct a building at this time. 

3.12  Schools 
The Project will not impact established schools or the County’s future plans regarding schools and other 

educational facilities. There are no nearby schools and after construction, the site will not generate any 

significant traffic that would affect bus routes. The tax revenues generated from the Arvonia Solar 

Project to the County could potentially aid in meeting some of the County’s school budget needs. 

3.13 Telecommunications 
This Project will not disturb local telecommunications or in any way hinder the existing telecom 

infrastructure. Each solar project is required to have a fiber optic cable incorporated into the project to 

assist in monitoring the electrical generation on site. This fiber optic cable will be run to the Project site 

and may provide additional conduit that could be shared to bring other utility service to the area. 

3.14 Transportation 
The Project has prepared a Traffic and Route Evaluation Study produced by Timmons Engineering which 

has been reviewed by the local VDOT office for approval. The Project has four proposed entrances all of 

which are existing to the site. The entrances have been used in the past as entrances for timbering. This 

Project seeks to continue using those entrances in the construction and ongoing maintenance of the 

site. The study found that the volume on the existing roads is low, and the addition of construction 

traffic would not exceed capacity at any of the proposed entrances. The entrances off of Sleepy Hollow 



and Chapel Rd also do not support through traffic and are only utilized by neighboring residents. It may 

be pertinent during construction to implement traffic control measures on Blinky’s Rd and CG Woodson, 

and VDOT will be consulted for peak times and type of control to be implemented (Appendix 9). 

During the construction phase, laydown areas will be designated temporarily for staging and assembly 

to store construction machinery, equipment, and to prepare solar facility components. These temporary 

zones, encompassing staging, parking, and assembly, will be situated strictly within the Project's limits to 

prevent blockages and unauthorized parking on public pathways. Considering the current state of the 

roads, planned access locations, and the daily traffic averages for the selected access routes, it is 

expected that the construction-related traffic will not have a significant impact on local traffic. Once 

operational, the Project is projected to produce minimal traffic, with only a few trips anticipated daily. 

3.15 Solid Waste 
The components that make up a utility-scale solar project have value and up to 90% of those 

components can be recycled currently. The panels are primarily made up of silicon, aluminum, and glass, 

all of which are in demand to create new panels. As the solar industry has continued to grow and 

demand for the panels has increased, businesses starting up in support of these efforts are growing as 

well. There is already an existing recycling plant up in operation in Ohio with First Solar and a large 

recycling facility was recently announced in Yuma, Arizona. As the industry grows and plants are 

decommissioned, the industry is quickly moving to put in place recycling plants to recover valuable 

materials. The value inherent in those materials will likely prevent the panels from ending up in a land 

fill, and it should be expected that any replaced panels will be repurposed responsibly. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



 

Appendix 12: Appraisal Study 





 
September 25, 2023 

Frank Hopkins 
Hodson Energy 
4870 Sadler Road, Suite 300 
Glenn Allen, VA 23233 
 
RE: Arvonia Solar Impact Analysis, near Arvonia, Buckingham County, VA 

Mr. Hopkins 

At your request, I have considered the impact of an 80 MW solar farm proposed to be constructed 
on a portion of a 878.16-acre assemblage of land on Chapel Road, near Arvonia, Buckingham 
County, Virginia.  Specifically, I have been asked to give my professional opinion on whether the 
proposed solar farm will have any impact on adjoining property value and whether “the location and 
character of the use, if developed according to the plan as submitted and approved, will be in 
harmony with the area in which it is to be located.” 

To form an opinion on these issues, I have researched and visited existing and proposed solar farms 
in Virginia as well as other states, researched articles through the Appraisal Institute and other 
studies, and discussed the likely impact with other real estate professionals.  I have not been asked 
to assign any value to any specific property. 

This letter is a limited report of a real property appraisal consulting assignment and subject to the 
limiting conditions attached to this letter.  My client is Hodson Energy, represented to me by Mr. 
Frank Hopkins.  My findings support the Application.  The effective date of this consultation is 
September 25, 2023.  

Conclusion 
 
The adjoining properties are well set back from the proposed solar panels and most of the site has 
good existing landscaping for screening the proposed solar farm.   

The matched pair analysis shows no impact on home values due to abutting or adjoining a solar 
farm as well as no impact to abutting or adjacent vacant residential or agricultural land where the 
solar farm is properly screened and buffered.  The criteria that typically correlates with downward 
adjustments on property values such as noise, odor, and traffic all indicate that a solar farm is a 
compatible use for rural/residential transition areas and that it would function in a harmonious 
manner with this area. 

Data from the university studies, broker commentary, and other appraisal studies support a finding 
of no impact on property value adjoining a solar farm with proper setbacks and landscaped buffers.  

Very similar solar farms in very similar areas have been found by hundreds of towns and counties 
not to have a substantial negative effect to abutting or adjoining properties, and many of those 
findings of no impact have been upheld by appellate courts.  Similar solar farms have been 
approved with adjoining agricultural uses, schools, churches, and residential developments.     

Based on the data and analysis in this report, it is my professional opinion that the solar farm 
proposed at the subject property will have no impact on the value of adjoining or abutting properties 

Richard C. Kirkland, Jr., MAI 
9408 Northfield Court 
Raleigh, North Carolina 27603 
Phone (919) 414-8142 
rkirkland2@gmail.com 
www.kirklandappraisals.com 
 

 

Kirkland
Appraisals, LLC 
 



2 
 
and that the proposed use is in harmony with the area in which it is located.   I note that some of 
the positive implications of a solar farm that have been expressed by people living next to solar 
farms include protection from future development of residential developments or other more 
intrusive uses, reduced dust, odor and chemicals from former farming operations, protection from 
light pollution at night, it is quiet, and there is minimal traffic. 

If you have any questions, please let me know. 
 
Sincerely, 

  
Richard C. Kirkland, Jr., MAI  
NC Certified General Appraiser #A4359 
VA Certified General Appraiser # 4001017291  
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I. Proposed Project and Adjoining Uses 
 

Proposed Use Description 

This 80 MW solar farm proposed to be constructed on a portion of an 878.16-acre assemblage of 
land on Chapel Road, near Arvonia, Buckingham County, Virginia.   

Adjoining Properties 

I have considered adjoining uses and included a map to identify each parcel’s location.  The closest 
adjoining home will be 300 feet from the closest solar panel and the average distance to adjoining 
homes will be 754 feet to the nearest solar panel.   

Adjoining land is a mix of residential and agricultural uses.   

The breakdown of those uses by acreage and number of parcels is summarized below.     

 

 

  

Adjoining Use Breakdown

Acreage Parcels

Residential 18.42% 76.74%

Agricultural 63.02% 17.44%

Agri/Res 18.39% 4.65%

Commercial 0.17% 1.16%

Total 100.00% 100.00%
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Overall Project Map 
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Northern Half of Project 
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Southern Half of Project 
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Surrounding Uses

GIS Data Adjoin Adjoin Distance (ft)

# MAP ID Owner Acres Present Use Acres Parcels Home/Panel

1 31-134 Jones 74.70 Agricultural 4.54% 1.16% N/A

2 31-135A Maxwell 46.35 Agricultural 2.82% 1.16% N/A

3 N/A N/A 8.50 Residential 0.52% 1.16% N/A

4 43-62 Chambers 6.45 Residential 0.39% 1.16% N/A

5 43-63 Woodson 1.96 Residential 0.12% 1.16% 555

6 43-59 Woodson 0.50 Residential 0.03% 1.16% 360

7 43-58 Scruggs 1.00 Residential 0.06% 1.16% 390

8 43-51A Scruggs 0.21 Residential 0.01% 1.16% N/A

9 43-65 Jones 1.00 Residential 0.06% 1.16% 740

10 43-57 Jones 4.42 Residential 0.27% 1.16% N/A

11 43-56 Bolling 2.00 Residential 0.12% 1.16% 750

12 43-55 Jones 1.17 Residential 0.07% 1.16% 680

13 43-54 Jones 3.32 Residential 0.20% 1.16% 555

14 43-73 Scruggs 8.00 Residential 0.49% 1.16% 425

15 43-71 Brown 0.37 Residential 0.02% 1.16% N/A

16 43-52 Loving 30.13 Agricultural 1.83% 1.16% N/A

17 43-109 Woodson 1.82 Residential 0.11% 1.16% 405

18 43-111 Johnson 0.93 Residential 0.06% 1.16% 300

19 43-112 James 1.00 Residential 0.06% 1.16% N/A

20 43-113 Smith 1.00 Residential 0.06% 1.16% N/A

21 43-127 King 1.05 Residential 0.06% 1.16% 445

22 43-128 Brooks 1.00 Residential 0.06% 1.16% N/A

23 43-129 Arevalo 10.69 Residential 0.65% 1.16% N/A

24 43-130 Mickens 6.80 Residential 0.41% 1.16% N/A

25 43-132 Kenney 3.60 Residential 0.22% 1.16% 1,195

26 43-133 Ray 3.60 Residential 0.22% 1.16% 1,135

27 43-134A Booker 1.50 Residential 0.09% 1.16% 1,075

28 43-135 Watson 1.00 Residential 0.06% 1.16% 980

29 43-137A White 2.00 Residential 0.12% 1.16% 845

30 43-1-47 Reedy 25.04 Agricultural 1.52% 1.16% N/A

31 43-1-46 Woodson 6.11 Residential 0.37% 1.16% 615

32 43-1-45 Henly 6.08 Residential 0.37% 1.16% 375

33 43-1-44 Rizza 5.98 Residential 0.36% 1.16% 325

34 43-1-43 Messing 4.98 Residential 0.30% 1.16% 795

35 43-1-42 Guss 4.96 Residential 0.30% 1.16% 885

36 43-1-41 Critzer 5.98 Residential 0.36% 1.16% 1,175

37 43-2-2 River Road 2.85 Commercial 0.17% 1.16% N/A

38 43-48 Peins 41.65 Agri/Res 2.53% 1.16% 835
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GIS Data Adjoin Adjoin Distance (ft)

# MAP ID Owner Acres Present Use Acres Parcels Home/Panel

39 43-48A Peins 2.05 Residential 0.12% 1.16% 450

40 43-49 Van Den Berg 39.15 Agricultural 2.38% 1.16% N/A

41 43-42 Van Den Berg 86.00 Agri/Res 5.22% 1.16% 735

42 55-1 Berger 52.36 Agri/Res 3.18% 1.16% 1,465

43 55-2 Weyerhaeuser 308.78 Agricultural 18.75% 1.16% N/A

44 70-59 Nubbin 5.97 Residential 0.36% 1.16% N/A

45 55-9 Stinson 122.78 Agri/Res 7.46% 1.16% 2,830

46 55-10 Flippen 40.00 Agricultural 2.43% 1.16% N/A

47 55-11 Flippen 7.00 Residential 0.43% 1.16% N/A

48 54-150 Flippen 28.00 Agricultural 1.70% 1.16% N/A

49 54-151 Flippen 30.00 Agricultural 1.82% 1.16% N/A

50 54-156 Flippen 55.50 Agricultural 3.37% 1.16% N/A
51 54-139 Roberts 12.36 Residential 0.75% 1.16% N/A

52 54-138 Roberts 3.20 Residential 0.19% 1.16% 610

53 54-134 Bryant 6.36 Residential 0.39% 1.16% 345

54 54-134A Pankey 24.53 Agricultural 1.49% 1.16% N/A

55 54-158 Pankey 18.00 Residential 1.09% 1.16% 520

56 54-159 Pankey 157.22 Agricultural 9.55% 1.16% N/A

57 54-3-6 Oliver 2.07 Residential 0.13% 1.16% N/A

58 54-3-7 Oliver 2.07 Residential 0.13% 1.16% N/A

59 54-3-5 Oliver 2.07 Residential 0.13% 1.16% N/A

60 54-3-4 Lively 2.07 Residential 0.13% 1.16% 300

61 54-3-3 Oliver 2.07 Residential 0.13% 1.16% 300

62 54-3-2 Oliver 2.07 Residential 0.13% 1.16% N/A

63 54-3-1 Oliver 2.07 Residential 0.13% 1.16% N/A

64 54-2-3 Kimble 7.08 Residential 0.43% 1.16% N/A

65 54-191 Crockett 1.01 Residential 0.06% 1.16% 1,220

66 54-182 Johnson 1.00 Residential 0.06% 1.16% 1,320

67 54-183 McAllister 18.00 Residential 1.09% 1.16% 1,022

68 54-184 Berk 6.41 Residential 0.39% 1.16% N/A

69 54-186 Berk 5.21 Residential 0.32% 1.16% N/A

70 54-187 Hudson 2.00 Residential 0.12% 1.16% 300

71 54-188 Oliver 2.00 Residential 0.12% 1.16% N/A

72 54-189 Oliver 2.00 Residential 0.12% 1.16% N/A

73 42-219 Berk 120.50 Agricultural 7.32% 1.16% N/A

74 42-218 Taylor 27.50 Agricultural 1.67% 1.16% N/A

75 43-40 Johnson 5.00 Residential 0.30% 1.16% N/A

76 43-32 Taylor 5.95 Residential 0.36% 1.16% N/A
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GIS Data Adjoin Adjoin Distance (ft)

# MAP ID Owner Acres Present Use Acres Parcels Home/Panel

77 43-9A1 Jones 2.71 Residential 0.16% 1.16% 445

78 43-9A Berk-Mar 19.89 Residential 1.21% 1.16% N/A

79 43-31 Stinson 2.16 Residential 0.13% 1.16% 670

80 43-30 Hays 9.31 Residential 0.57% 1.16% 1,045

81 43-29 Hays 4.75 Residential 0.29% 1.16% N/A

82 43-4 McGrew 6.50 Residential 0.39% 1.16% N/A

83 43-24 Ingram 10.86 Residential 0.66% 1.16% N/A

84 43-26 Loving 5.00 Residential 0.30% 1.16% N/A

85 43-23 Loving 8.06 Residential 0.49% 1.16% N/A

86 43-52 Loving 30.13 Agricultural 1.83% 1.16% N/A

Total 1646.478 100.00% 100.00% 754
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Demographics Around Subject Property 

I have pulled demographic data around a 1-mile, 3-mile and 5-mile radius from the middle of the 
project as shown on the following pages.   

It is notable that the population has been declining in all three rings of this map and projected to 
continue that decline. 
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II. Methodology and Discussion of Issues 
 
 
Standards and Methodology 
 
I conducted this analysis using the standards and practices established by the Appraisal 
Institute and that conform to the Uniform Standards of Professional Appraisal Practice.  The 
analyses and methodologies contained in this report are accepted by all major lending 
institutions, and they are used in Virginia and across the country as the industry standard by 
certified appraisers conducting appraisals, market analyses, or impact studies and are 
considered adequate to form an opinion of the impact of a land use on neighboring properties. 
These standards and practices have also been accepted by the courts at the trial and appellate 
levels and by federal courts throughout the country as adequate to reach conclusions about 
the likely impact a use will have on adjoining or abutting properties. 
 
The aforementioned standards compare property uses in the same market and generally within 
the same calendar year so that fluctuating markets do not alter study results.  Although these 
standards do not require a linear study that examines adjoining property values before and 
after a new use (e.g. a solar farm) is developed, some of these studies do in fact employ this 
type of analysis.  Comparative studies, as used in this report, are considered an industry 
standard. 
 
The type of analysis employed is a Matched Pair Analysis or Paired Sales Analysis.  This 
methodology is outlined in The Appraisal of Real Estate, Twelfth Edition by the Appraisal Institute 
pages 438-439.  It is further detailed in Real Estate Damages, Third Edition, pages 33-36 by 
Randall Bell PhD, MAI.  Paired sales analysis is used to support adjustments in appraisal work for 
factors ranging from the impact of having a garage, golf course view, or additional bedrooms.  It is 
an appropriate methodology for addressing the question of impact of an adjoining solar farm.  The 
paired sales analysis is based on the theory that when two properties are in all other respects 
equivalent, a single difference can be measured to indicate the difference in price between them.  Dr. 
Bell describes it as comparing a test area to control areas.  In the example provided by Dr. Bell he 
shows five paired sales in the test area compared to 1 to 3 sales in the control areas to determine a 
difference.  I have used 3 sales in the control areas in my analysis for each sale developed into a 
matched pair. 
 
Determining what is an External Obsolescence 
 
An external obsolescence is a use of property that, because of its characteristics, might have a 
negative impact on the value of adjacent or nearby properties because of identifiable impacts.  
Determining whether a use would be considered an external obsolescence requires a study that 
isolates that use, eliminates any other causing factors, and then studies the sales of nearby 
versus distant comparable properties. The presence of one or a combination of key factors does 
not mean the use will be an external obsolescence, but a combination of these factors tends to 
be present when market data reflects that a use is an external obsolescence. 
 
External obsolescence is evaluated by appraisers based on several factors.  These factors 
include but are not limited to: 
 
1) Traffic.  Solar Farms are not traffic generators.  
 
2) Odor. Solar farms do not produce odor.   
 
3) Noise.  Solar farms generate minimal noise and are even quieter at night typically with 
no noise above ambient sounds outside of the fence line. 
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4) Environmental.  Solar farms do not produce toxic or hazardous waste.  Grass is 
maintained underneath the panels so there is minimal impervious surface area. 
 
5) Appearance/Viewshed.  This is the one area that potentially applies to solar farms.  
However, solar farms are generally required to provide significant setbacks and landscaping 
buffers to address that concern.  Furthermore, any consideration of appearance of viewshed 
impacts has to be considered in comparison with currently allowed uses on that site.  For 
example if a residential subdivision is already an allowed use, the question becomes in what 
way does the appearance impact adjoining property owners above and beyond the appearance 
of that allowed subdivision or other similar allowed uses. 
 
6) Other factors.  I have observed and studied many solar farms and have never observed 
any characteristic about such facilities that prevents or impedes neighbors from fully using 
their homes or farms or businesses for the use intended. 
 
Market Imperfection 

Throughout this analysis, I have specifically considered the influence of market imperfection on data 
analysis.  Market imperfection is the term that refers to the fact that unlike a can of soup at the 
supermarket or in your online shopping cart, real estate cannot be comparison shopped for the best 
price and purchased at the best price for that same identical product.  Real estate products are 
always similar and never identical.  Even two adjacent lots that are identical in almost every way, 
have a slight difference in location.  Once those lots are developed with homes, the number of 
differences begin to multiply, whether it is size of the home, landscaping, layout, age of interior upfit, 
quality of interior upfit, quality of maintenance and so on.   

Neoclassical economics indicates a perfectly competitive market as having the following: A large 
number of buyers and sellers (no one person dominates the market), no barriers or transaction 
costs, homogeneous product, and perfect information about the product and pricing.  Real estate is 
clearly not homogeneous.  The number of buyers and sellers for a particular product in a particular 
location is limited by geography, financing, and the limited time period within a property is listed.  
There are significant barriers that limit the liquidity in terms of time, costs and financing.  Finally, 
information on real estate is often incomplete or partial – especially at the time that offers are made 
and prices set, which is prior to appraisals and home inspections.  So real estate is very imperfect 
based on this definition and the impact of this are readily apparent in the real estate market. 

What appear to be near-identical homes that are in the same subdivision will often sell with slight 
variations in price.  When multiple appraisers approach the same property, there is often a slight 
variation among all of those conclusions of value, due to differences in comparables used or analysis 
of those comparables.  This is common and happens all of the time.  In fact, within each appraisal, 
after making adjustments to the comparables, the appraiser will typically have a range of values 
that are supported that often vary more than +/-5% from the median or average adjusted value. 

Based on this understanding of market imperfection, it is important to note that very minor 
differences in value within an impact study do not necessarily indicate either a negative or positive 
impact.  When the impacts measured fall within that +/-5%, I consider this to be within typical 
market variation/imperfection.  Therefore it may be that there is a negative or positive impact 
identified if the impact is within that range, but given that it is indistinguishable from what amounts 
to the background noise or static within the real estate data, I do not consider indications of +/-5% 
to support a finding of a negative or positive impact.   

Impacts greater than that range are however, considered to be strong indications of impacts that fall 
outside of typical market imperfection.  I have used this as a guideline while considering the impacts 
identified within this report. 

Relative Solar Farm Sizes 
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Solar farms have been increasing in size in recent years.  Much of the data collected is from 
existing, older solar farms of smaller size, but there are numerous examples of sales adjoining 
75 to 80 MW facilities that show a similar trend as the smaller solar farms.  This is 
understandable given that the primary concern relative to a solar farm is the appearance or 
view of the solar farm, which is typically addressed through setbacks and landscaping buffers.  
The relevance of data from smaller solar farms to larger solar farms is due to the primary 
question being one of appearance.  If the solar farm is properly screened, then little of the solar 
farm would be seen from adjoining property regardless of how many acres are involved.   
 
Larger solar farms are often set up in sections where any adjoining owner would only be able to 
see a small section of the project even if there were no landscaping screen.  Once a landscaping 
screen is in place, the primary view is effectively the same whether adjoining a 5 MW, 20 MW 
or 100 MW facility. 
 
I have split out the data for the matched pairs adjoining larger solar farms only to illustrate the 
similarities later in this report. 
 
 
Steps Involved in the Analysis 
 
The paired sales analysis employed in this report follows the following process: 
  

1. Identify sales of property adjoining existing solar farms. 
2. Compare those sales to similar property that does not adjoin an existing solar farm. 
3. Confirmation of sales are noted in the analysis write ups. 
4. Distances from the homes to panels are included as a measure of the setbacks.  
5. Topographic differences across the solar farms themselves are likewise noted along with 

demographic data for comparing similar areas. 
 
There are a number of Sale/Resale comparables included in the write ups, but most of the data 
shown is for sales of homes after a solar farm has been announced (where noted) or after a solar 
farm has been constructed. 
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III. Research on Solar Farms 
 

A. Appraisal Market Studies 
 
I have also considered a number of impact studies completed by other appraisers as detailed below. 

CohnReznick – Property Value Impact Study: Adjacent Property Values Solar Impact Study: A 
Study of Eight Existing Solar Facilities, Michigan, 2020 

Patricia McGarr, MAI, CRE, FRICS, CRA and Andrew R. Lines, MAI with CohnReznick completed an 
impact study for a proposed solar farm in Cheboygan County, Michigan completed on June 10, 
2020.  I am familiar with this study as well as a number of similar such studies completed by 
CohnReznick.  I have not included all of these studies but I submit this one as representative of 
those studies. 

This study addresses impacts on value from eight different solar farms in Michigan, Minnesota, 
Indiana, Illinois, Virginia and North Carolina.  These solar farms are 19.6 MW, 100 MW, 11.9 MW, 
23 MW, 71 MW, 61 MW, 40 MW, and 19 MW for a range from 11.9 MW to 100 MW with an average 
of 31 MW and a median of 31.5 MW.  They analyzed a total of 24 adjoining property sales in the Test 
Area and 81 comparable sales in the Control Area over a five-year period. 

The conclusion of this study is that there is no evidence of any negative impact on adjoining 
property values based on sales prices, conditions of sales, overall marketability, potential for new 
development or rate of appreciation. 

Christian P. Kaila & Associates – Property Impact Analysis – Proposed Solar Power Plant 
Guthrie Road, Stuarts Draft, Augusta County, Virginia, 2020 

Christian P. Kaila, MAI, SRA and George J. Finley, MAI developed an impact study as referenced 
above dated June 16, 2020.  This was for a proposed 83 MW facility on 886 acres. 

Mr. Kaila interviewed appraisers who had conducted studies and reviewed university studies and 
discussed the comparable impacts of other development that was allowed in the area for a 
comparative analysis of other impacts that could impact viewshed based on existing allowed uses 
for the site.  He also discussed in detail the various other impacts that could cause a negative 
impact and how solar farms do not have such characteristics. 
 
Mr. Kaila also interviewed county planners and real estate assessors in eight different Virginia 
counties with none of the assessor’s identifying any negative impacts observed for existing solar 
projects.   
 
Mr. Kaila concludes on a finding of no impact on property values adjoining the indicated solar farm. 
 
Fred Beck, MAI, CCIM – Impact Analysis in Lincoln County, North Carolina, 2013 

Mr. Fred Beck, MAI, CCIM completed an impact analysis in 2013 for a proposed solar farm that 
concluded on a negative impact on value.  That report relied on a single cancelled contract for an 
adjoining parcel where the contracted buyers indicated that the solar farm was the reason for the 
cancellation.  It also relied on the activities of an assessment impact that was applied in a nearby 
county.   

Mr. Beck was interviewed as part of the Christian Kalia study noted above.  From that I quote “Mr. 
Beck concluded on no effect on moderate priced homes, and only a 5% change in his limited 
research of higher priced homes.  His one sale that fell through is hardly a reliable sample.  It also 
was misleading on Mr. Beck’s part to report the lower re-assessments since the primary cause of the 
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re-assesments were based on the County Official, who lived adjacent to the solar farm, appeal to the 
assessor for reductions with his own home.”  In that Clay County Case study the noted lack of lot 
sales after announcement of the solar farm also coincided with the recession in 2008/2009 and lack 
of lot sales effectively defined that area during that time. 

I further note, that I was present at the hearing where Mr. Beck presented these findings and the 
predominance of his argument before the Lincoln County Board of Commissioner’s was based on 
the one cancelled sale as well as a matched pair analysis of high-end homes adjoining a four-story 
call center.  He hypothesized that a similar impact from that example could be compared to being 
adjacent solar farm without explaining the significant difference in view, setbacks, landscaping, 
traffic, light, and noise.  Furthermore, Mr. Beck did have matched pairs adjoining a solar farm in his 
study that he put in the back of his report and then ignored as they showed no impact on property 
value. 

Also noted in the Christian Kalia interview notes is a response from Mr. Beck indicating that in his 
opinion “the homes were higher priced homes and had full view of the solar farm.”  Based on a 
description of screening so that “the solar farm would not be in full view to adjoining property 
owners.  Mr. Beck said in that case, he would not see any drop in property value.” 

NorthStar Appraisal Company – Impact Analysis for Nichomus Run Solar, Pilesgrove, New 
Jersey, 2020 

Mr. William J. Sapio, MAI with NorthStar Appraisal Company considered a matched pair analysis 
for the potential impact on adjoining property values to this proposed 150 MW solar farm.  Mr. 
Sapio considered sales activity in a subdivision known as Point of Woods in South Brunswick 
Township and identified two recent new homes that were constructed and sold adjoining a 13 MW 
solar farm and compared them to similar homes in that subdivision that did not adjoin the solar 
farm.  These homes sold in the $1,290,450 to $1,336,613 price range and these homes were roughly 
200 feet from the closest solar panel. 

Based on this analysis, he concluded that the adjoining solar farm had no impact on adjoining 
property value. 

MR Valuation Consulting, LLC – The Kuhl Farm Solar Development and The Fischer Farm 
Solar Development – New Jersey, 2012 

Mr. Mark Pomykacaz, MAI MRICS with MR Valuation Consulting, LLC considered a matched pair 
analysis for sales near these solar farms.  The sales data presented supported a finding of no impact 
on property value for nearby and adjoining homes and concludes that there is no impact on 
marketing time and no additional risk involved with owning, building, or selling properties next to 
the solar farms. 

Mary McClinton Clay, MAI – McCracken County Solar Project Value Impact Report, Kentucky, 
2021 

Ms. Mary Clay, MAI reviewed a report by Kirkland Appraisals in this case and also provided a 
differing opinion of impact.  She cites a number of other appraisal studies and interestingly finds 
fault with heavily researched opinions, while praising the results of poorly researched studies that 
found the opposing view.   

Her analysis includes details from solar farms that show no impact on value, but she dismisses 
those. 

She cites the University of Texas study noted later in this report, but she cites only isolated portions 
of that study to conclude the opposite of what that study specifically concludes. 
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She cites the University of Rhode Island study noted alter in this report, but specifically excludes the 
conclusion of that study that in rural areas they found no impact on property value.   

She cites lot sales near Spotsylvania Solar without confirming the purchase prices with brokers as 
indicative of market impact and has made no attempt to compare lot prices that are 
contemporaneous.  In her 5 lot sales that she identifies, all of the lot prices decline with time from 
2015 through 2019.  This includes the 3 lot sales prior to the approval of the solar farm.  The 
decrease in lot values shown in this chart are more indicative of the trend in the market, than of any 
impact related to the solar farm.  Otherwise, how does she explain the drop in price from 2015 to 
2017 prior to the solar farm approval. 

She considers data at McBride Place Solar Farm and does a sale/resale analysis based on Zillow 
Home Value Index, which is not a reliable indication for appreciation in the market.  She then 
adjusted her initial sales prior to the solar farm over 7 years to determine what she believes the 
home should have appreciated by and then compares that to an actual sale.  She has run no tests 
or any analysis to show that the appreciation rates she is using are consistent with the market but 
more importantly she has not attempted to confirm any of these sales with market participants.  I 
have spoken with brokers active in the sales that she cites and they have all indicated that the solar 
farm was not a negative factor in marketing or selling those homes. 

She has considered lot sales at Sunshine Farms in Grandy, NC.  She indicates that the lots next to 
the solar farm are selling for less than lots not near the solar farm, but she is actually using lot sales 
next to the solar farm prior to the solar farm being approved.  She also ignores recent home sales 
adjoining this solar farm after it was built that show no impact on property value. 

She also notes a couple of situations where solar developers have purchased adjoining homes and 
resold them or where a neighbor agreement was paid as proof of a negative impact on property 
value.  Given that there are over 2,500 solar farms in the USA as of 2018 according to the U.S. 
Energy Information Administration and there are only a handful of such examples, this is clearly not 
an industry standard but a business decision.  Furthermore, solar developers are not in the 
business of flipping homes and are in a position very similar to a bank that acquires a home as 
OREO (Other Real Estate Owned), where homes are frequently sold at discounted prices, not 
because of any drop in value, but because they are not a typically motivated seller.  Market value 
requires an analysis of a typically motivated buyer and seller.  So these are not good indicators of 
market value impacts. 

The comments throughout this study are heavy in adjectives, avoids stating facts contrary to the 
conclusion and shows a strong selection bias. 

Kevin T. Meeks, MAI – Corcoran Solar Impact Study, Minnesota, 2017 

Mr. Kevin Meeks, MAI reviewed a report by Kirkland Appraisals in this case and also provided 
additional research on the topic with additional paired sales.  The sales he considered are well 
presented and show that they were confirmed by third parties and all of the broker commentary is 
aligned with the conclusion that the adjoining solar farms considered had no impact on the 
adjoining home values.   

Mr. Meeks also researched a 100 MW project in Chisago County, known as North Star Solar Garden 
in MN.  He interviewed local appraisers and a broker who was actively marketing homes adjoining 
that solar farm to likewise support a finding of no impact on property value. 

Conclusion of Impact Studies 

Of the six studies noted three included actual sales data to derive an opinion of no impact on value.  
The two studies to conclude on a negative impact includes the Fred Beck study based on no actual 
sales data, and he has since indicated that with landscaping screens he would not conclude on a 
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negative impact.  The other study by Mary Clay shows improper adjustments for time, a lack of 
confirmation of sales comparables, and exclusion of data that does not support her position. 

I have relied on these studies as additional support for the findings in this impact analysis. 

 

B. Articles 
 
I have also considered a number of articles on this subject as well as conclusions and analysis as 
noted below. 

Farm Journal Guest Editor, March 22, 2021 – Solar’s Impact on Rural Property Values 

Andy Ames, ASFMRA (American Society of Farm Managers and Rural Appraisers) published this 
article that includes a discussion of his survey of appraisers and studies on the question of property 
value related to solar farms.  He discusses the university studies that I have cited as well as Patricia 
McGarr, MAI. 

He also discusses the findings of Donald A. Fisher, ARA, who served six years at the Chair of the 
ASFMRA’s National Appraisal Review Committee.  He is also the Executive Vice President of the CNY 
Pomeroy Appraiser and has conducted several market studies on solar farms and property impact.  
He is quoted in the article as saying, “Most of the locations were in either suburban or rural areas, 
and all of those studies found either a neutral impact, or ironically, a positive impact, where values 
on properties after installation of solar farms went up higher than time trends.” 

Howard Halderman, AFM, President and CEO of Halderman Real Estate and Farm Management 
attended the ASFMRA solar talk hosted by the Indiana Chapter of the ASFMRA and he concludes 
that other rural properties would likely see no impact and farmers and landowners shown even 
consider possible benefits.  “In some cases, farmers who rent land to a solar company will insure the 
viability of their farming operation for a longer time period.  This makes them better long-term 
tenants or land buyers so one can argue that higher rents and land values will follow due to the 
positive impact the solar leases offer.” 

More recently in August 2022, Donald Fisher, ARA, MAI and myself led a webinar on this topic for 
the ASFMRA discussing the issues, the university studies and specific examples of solar farms 
having no impact on adjoining property values. 

National Renewable Energy Laboratory – Top Five Large-Scale Solar Myths, February 3, 2016 

Megan Day reports form NREL regarding a number of concerns neighbors often express.  Myth #4 
regarding property value impacts addresses specifically the numerous studies on wind farms that 
show no impact on property value and that solar farms have a significantly reduced visual impact 
from wind farms.  She highlights that the appearance can be addressed through mitigation 
measures to reduce visual impacts of solar farms through vegetative screening.  Such mitigations 
are not available to wind farms given the height of the windmills and again, those studies show no 
impact on value adjoining wind farms. 

North Carolina State University: NC Clean Energy Technology Center White Paper:  Balancing 
Agricultural Productivity with Ground-Based Solar Photovoltaic (PV) Development (Version 2), 
May 2019 

Tommy Cleveland and David Sarkisian wrote a white paper for NCSU NC Clean Energy Technology 
Center regarding the potential impacts to agricultural productivity from a solar farm use.  I have 
interviewed Tommy Cleveland on numerous occasions and I have also heard him speak on these 
issues at length as well.  He addresses many of the common questions regarding how solar farms 



22 
 
work and a detailed explanation of how solar farms do not cause significant impacts on the soils, 
erosion and other such concerns.  This is a heavily researched paper with the references included. 

North Carolina State University: NC Clean Energy Technology Center White Paper:  Health 
and Safety Impacts of Solar Photovoltaics, May 2017 

Tommy Cleveland wrote a white paper for NCSU NC Clean Energy Technology Center regarding the 
health and safety impacts to address common questions and concerns related to solar farms.  This 
is a heavily researched white paper addressing questions ranging from EMFs, fire safety, as well as 
vegetation control and the breakdown of how a solar farm works. 

C. Broker Commentary 
 
In the process of working up the matched pairs used later in this report, I have collected comments 
from brokers who have actually sold homes adjoining solar farms indicating that the solar farm had 
no impact on the marketing, timing, or sales price for the adjoining homes.  I have included 
comments from brokers within this report where they discussed specific solar projects including 
brokers from Kentucky, Virginia, Tennessee, and North Carolina. 

I have additional commentary from other states including New Jersey and Michigan that provide the 
same conclusion.  

IV. University Studies 
 
I have also considered the following studies completed by four different universities related to solar 
farms and impacts on property values. 

A. University of Texas at Austin, May 2018 
 An Exploration of Property-Value Impacts Near Utility-Scale Solar Installations 
 
This study considers solar farms from two angles.  First it looks at where solar farms are being 
located and concludes that they are being located primarily in low density residential areas where 
there are fewer homes than in urban or suburban areas. 
 
The second part is more applicable in that they conducted a survey of appraisers/assessors on their 
opinions of the possible impacts of proximity to a solar farm.  They consider the question in terms of 
size of the adjoining solar farm and how close the adjoining home is to the solar farm.  I am very 
familiar with this part of the study as I was interviewed by the researchers multiple times as they 
were developing this.  One very important question that they ask within the survey is very 
illustrative.  They asked if the appraiser being surveyed had ever appraised a property next to a 
solar farm.  There is a very noticeable divide in the answers provided by appraisers who have 
experience appraising property next to a solar farm versus appraisers who self-identify as having no 
experience or knowledge related to that use.   
 
On Page 16 of that study they have a chart showing the responses from appraisers related to 
proximity to a facility and size of the facility, but they separate the answers as shown below with 
appraisers with experience in appraising properties next to a solar farm shown in blue and those 
inexperienced shown in brown.  Even within 100 feet of a 102 MW facility the response from 
experienced appraisers were -5% at most on impact.  While inexperienced appraisers came up with 
significantly higher impacts.  This chart clearly shows that an uninformed response widely diverges 
from the sales data available on this subject. 
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Furthermore, the question cited above does not consider any mitigating factors such as landscaping 
buffers or screens which would presumably reduce the minor impacts noted by experienced 
appraisers on this subject.   
 
The conclusion of the researchers is shown on Page 23 indicated that “Results from our survey of 
residential home assessors show that the majority of respondents believe that proximity to a solar 
installation has either no impact or a positive impact on home values.” 
 
This analysis supports the conclusion of this report that the data supports no impact on adjoining 
property values. 
 

B. University of Rhode Island, September 2020 
 Property Value Impacts of Commercial-Scale Solar Energy in Massachusetts and 
Rhode Island 
 
The University of Rhode Island published a study entitled Property Value Impacts of Commercial-
Scale Solar Energy in Massachusetts and Rhode Island on September 29, 2020 with lead 
researchers being Vasundhara Gaur and Corey Lang.  I have read that study and interviewed Mr. 
Corey Lang related to that study.  This study is often cited by opponents of solar farms but the 
findings of that study have some very specific caveats according to the report itself as well as Mr. 
Lang from the interview. 

While that study does state in the Abstract that they found depreciation of homes within 1-mile of a 
solar farm, that impact is limited to non-rural locations.  On Pages 16-18 of that study under 
Section 5.3 Heterogeneity in treatment effect they indicate that the impact that they found was 
limited to non-rural locations with the impact in rural locations effectively being zero.  For the study 
they defined “rural” as a municipality/township with less than 850 population per square mile.   
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They further tested the robustness of that finding and even in areas up to 2,000 population per 
square mile they found no statistically significant data to suggest a negative impact.  They have not 
specifically defined a point at which they found negative impacts to begin, as the sensitivity study 
stopped checking at the 2,000-population dataset.  

Where they did find negative impacts was in high population density areas that was largely a factor 
of running the study in Massachusetts and Rhode Island which the study specifically cites as being 
the 2nd and 3rd most population dense states in the USA.  Mr. Lang in conversation as well as in 
recorded presentations has indicated that the impact in these heavily populated areas may reflect a 
loss in value due to the scarce greenery in those areas and not specifically related to the solar farm 
itself.  In other words, any development of that site might have a similar impact on property value. 

Based on this study I have checked the population for District 1 of Buckingham County, which has 
a population of 2,122 for 2022 based on HomeTownLocator.com and a total area of 49.35 square 
miles.  This indicates a population density of 43 people per square mile which puts this well below 
the threshold indicated by the Rhode Island Study.   

I therefore conclude that the Rhode Island Study supports a finding of no impact on adjoining 
properties for the proposed solar farm. 
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C. Georgia Institute of Technology, October 2020 
 Utility-Scale Solar Farms and Agricultural Land Values 
 
This study was completed by Nino Abashidze as Post-Doctoral Research Associate of Health 
Economics and Analytics Labe (HEAL), School of Economics, Georgia Institute of Technology.  This 
research was started at North Carolina State University and analyzes properties near 451 utility-
scale ground-mount solar installations in NC that generate at least 1 MW of electric power.  A total 
of 1,676 land sales within 5-miles of solar farms were considered in the analysis. 

This analysis concludes on Page 21 of the study “Although there are no direct effects of solar farms 
on nearby agricultural land values, we do find evidence that suggests construction of a solar farm 
may create a small, positive, option -value for land owners that is capitalized into land prices.  
Specifically, after construction of a nearby solar farm, we find that agricultural land that is also 
located near transmission infrastructure may increase modestly in value.” 

This study supports a finding of no impact on adjoining agricultural property values and in some 
cases could support a modest increase in value. 

 

D. Master’s Thesis: ECU by Zachary Dickerson July 2018 
 A Solar Farm in My Backyard?  Resident Perspectives of Utility-Scale Solar in Eastern 
North Carolina 
 
This study was completed as part of a Master of Science in Geography Master’s Thesis by Zachary 
Dickerson in July 2018.  This study sets out to address three questions: 

1. Are there different aspects that affect resident satisfaction regarding solar farms? 

2. Are there variations in satisfaction for residents among different geographic settings, e.g. 
neighborhoods adjacent to the solar farms or distances from the solar farms? 

3. How can insight from both the utility and planning sectors, combined with knowledge 
gained from residents, fill gaps in communication and policy writing in regard to solar 
farms? 

This was done through survey and interview with adjacent and nearby neighbors of existing solar 
farms.  The positive to neutral comments regarding the solar farms were significantly higher than 
negative.  The researcher specifically indicates on Page 46 “The results show that respondents 
generally do not believe the solar farms pose a threat to their property values.” 

The most negative comments regarding the solar farms were about the lack of information about the 
approval process and the solar farm project prior to construction. 
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E. Lawrence Berkeley National Lab, March 2023 
 Shedding light on large-scale solar impacts: An analysis of property values and 
proximity to photovoltaics across six U.S. states 
 
This study was completed by researchers including Salma Elmallah, Ben Hoen, K. Sydny Fujita, 
Dana Robson, and Eric Brunner.  This analysis considers home sales before and after solar farms 
were installed within a 1-mile radius and compared them to home sales before and after the solar 
farms at a 2-4 mile radius.  The conclusion found a 1.5% impact within 1 mile of a solar farm as 
compared to homes 2-4 miles from solar farms.  This is the largest study of this kind on solar and 
addresses a number of issues, but also does not address a number of items that could potentially 
skew these results.  First of all, the study found no impact in the three states with the most solar 
farm activity and only found impacts in smaller sets of data.  The data does not in any way discuss 
actual visibility of solar farms or address existing vegetation screens.  This lack of addressing this is 
highlighted by the fact that they suggest in the abstract that vegetative shading may be needed to 
address possible impacts.  Another notable issue is the fact that they do not address other possible 
impacts within the radii being considered.  This lack of consideration is well illustrated within the 
study on Figure A.1 where they show satellite images of McGraw Hill Solar Farm in NJ and Intel 
Folsom in CA.  The Folsom image clearly shows large highways separating the solar farm from 
nearby housing, but with tower office buildings located closer to the housing being considered.  In 
no place do they address the presence of these towers that essentially block those homes from the 
solar farm in some places.  An excerpt of Fig. A.1. is shown below.  
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For each of these locations, I have panned out a little further on Google Earth to show the areas 
illustrated to more accurately reflect the general area.  For the McGraw Hill Solar Farm you can see 
there is a large distribution warehouse to the west along with a large offices and other industrial 
uses.  Further to the west is a large/older apartment complex (Princeton Arms).  To the east there 
are more large industrial buildings.  However, it is even more notable that 1.67 miles away to the 
west is Cranbury Golf Club.  Given how this analysis was set up, these homes around the industrial 
buildings are being compared to homes within this country club to help establish impacts from the 
solar farm.  Even considering the idea that each set is compared to itself before and after the solar 
farm, it is not a reasonable supposition that homes in each area would appreciate at the same rates 
even if no solar farm was included.  Furthermore the site where the solar farm is located an all of 
the surrounding uses not improved with residential housing to the south is zoned Research Office 
(RO) which allows for: manufacturing, preparation, processing or fabrication of products, with all 
activities and product storage taking place within a completely enclosed building, scientific or 
research laboratories, warehousing, computer centers, pharmaceutical operations, office buildings, 
industrial office parks among others.  Homes adjoining such a district would likely have impacts 
and influences not seen in areas zoned and surrounded by zoning strictly for residential uses.  
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On the Intel Folsom map I have shown the images of two of the Intel Campus buildings, but there 
are roughly 8 such buildings on that site with additional solar panels installed in the parking lot as 
shown in that image.  I included two photos that show the nearby housing having clear and close 
views of adjoining office parking lots.  This illustrates that the homes in that 1-mile radius are 
significantly more impacted by the adjoining office buildings than a solar farm located distantly that 
are not within the viewshed of those homes.  Also, this solar farm is located on land adjoining the 
Intel Campus on a tract that is zoned M-1 PD, which is a Light Industrial/Manufacturing zoning.  
Nearby homes.  Furthermore, the street view at the solar farm shows not only the divided four-lane 
highway that separates the office buildings and homes from the solar farm, but also shows that 
there is no landscaping buffer at this location.  All of these factors are ignored by this study.  Below 
is another image of the Folsom Solar at the corner of Iron Point Road and Intel West Driveway which 
shows just how close and how unscreened this project is. 

 

Compare that image from the McGraw Hill Street view facing south from County Rte 571.  There is a 
distant view and much of the project is hidden by a mix of berms and landscaping.  The analysis 
makes no distinction between these projects. 

 

The third issue with this study is that it identifies impacts following development in areas where 
they note that “more adverse home price impacts might be found where LSPVPS (large-scale 
photovoltaic project) displace green space (consistent with results that show higher property values 
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near green space.”  The problem with this statement is that it assumes that the greenspace is 
somehow guaranteed in these areas, when in fact, they could just as readily be developed as a 
residential subdivision and have the same impacts.  They have made no effort to differentiate loss of 
greenspace through other development purposes such as schools, subdivisions, or other uses 
versus the impact of solar farms.  In other words, they may have simply identified the impact of all 
forms of development on property value.  This would in fact be consistent with the comments in the 
Rhode Island study where the researchers noted that the loss of greenspace in the highly urban 
areas was likely due to the loss of greenspace in particular and not due to the addition of solar 
panels. 

Despite these three shortcomings in the analysis – the lack of differentiating landscape screening, 
the lack of consideration of other uses within the area that could be impacting property values, and 
the lack of consideration of alternative development impacts – the study still only found impacts 
between 0 and 5% with a conclusion of 1.5% within a 1-mile radius.  As discussed later in this 
report, real estate is an imperfect market and real estate transactions typically sell for much wider 
variability than 5% even where there are no external factors operating on property value.   

I therefore conclude that the minor impacts noted in this study support a finding of no impact on 
property value.  Most appraisals show a variation between the highest and lowest comparable sale 
that is substantially greater than 1.5% and this measured impact for all its flaws would just be lost 
in the static of normal real estate transactions. 
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V. Assessor Surveys 
 

VI. Assessor Surveys 
 
I have been working on a survey of Virginia Assessors regarding property values related to solar 
farms and whether or not the local assessors have found any data to support any changes to value 
on property adjoining solar farms.  In this process I have contacted every assessor’s office by email 
and I have received responses by email and by phone from a number of these counties.  Many of the 
counties in Virginia rely on outside firms to assist in gathering data for the assessments and where 
that is the case, we have contacted the outside firms regarding the question of whether or not the 
assessors are currently making any adjustments to properties adjoining solar farms. 

I currently have response from 16 counties that have solar farms in them and of those 16 responses 
none of the assessors are currently applying a negative impact on property value.  One response 
suggested that adjoining values may go up. 

I also spoke with Randy Willis with Pearson Assessors.  His company assists in the assessments in 
many of the counties south of Richmond.  He indicated that they had found no data to suggest a 
negative impact on property value and they have looked as they were concerned about that issue.  
He indicated that they would make no negative impact adjustments and that he recognizes that 
there are a number of agricultural adjoining uses that have a greater impact on adjoining properties 
in terms of noise, dust and odor than a solar farm would have.  He did indicate that there could be 
situations where an individual home might have a greater visual impact and those should be looked 
at on a case-by-case basis, but he also agreed that many allowed agricultural uses could have 
similar visual impacts on such properties as well. 

 

  

VIRGINIA Commissioner of the Revenue

County Assessor Name Number of Farms in Operation Change in adjacent property value
Appomattox Sara Henderson 1, plus one in process No

Augusta W. Jean Shrewsbury no operational No

Buckingham Stephanie D. Love 1 No

Charlotte Naisha Pridgen Carter 1, several others in the works No

Clarke Donna Peake 1 No

Frederick Seth T. Thatcher none, 2 appoved for 2022 No, assuming compatible with rural area

Goochland Mary Ann Davis No

Hanover Ed Burnett 1 No

Louisa Stacey C. Fletcher 2 operational by end of year No, only if supported by market data

Mecklenburg Joseph E. "Ed" Taylor No

Nottoway Randy Willis with Pearson Assessors No

Powhatan Charles Everest 2 approved, 1 built Likely increase in value

Rockingham Dan Cullers no operational Likely no

Southampton Amy B. Carr 1 Not normally

Surry Jonathan F. Judkins 1 None at this time

Westmoreland William K. Hoover 4 No

Responses:  16

Negative Impact on Adjoining Value = Yes: 0

Negative Impact on Adjoining Value = No: 16
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I have a breakdown of assessor surveys from other states as well and those responses are below.  I 
have not had any assessor indicate a negative adjustment due to adjacency to a solar farm in any 
state.  These responses total 188 with 170 definitively indicating no negative adjustments are made 
to adjoining property values, 18 providing no response to the question, and 0 indicating that they do 
address a negative impact on adjoining property value.   

 

  

Summary of Assessor Surveys

State Responses No Impact Yes Impact No Comment

North Carolina 39 39

Virginia 16 16

Indiana 31 31

Colorado 15 7 8

Georgia 33 33

Kentucky 10 6 4

Mississippi 4 2 2

New Mexico 5 5

Ohio 24 20 4

South Carolina 11 11

Totals 188 170 18
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VII. Summary of Solar Projects In Virginia 
 
I have researched the solar projects in Virginia.  I identified the solar farms through the Solar Energy 
Industries Association (SEIA) Major Projects List and then excluded the roof mounted facilities.  I 
focused on larger solar farms over 10 MW though I have included a couple of smaller solar farms as 
shown in the chart below.   

Below I have an excerpt from that map showing the area around Virginia.   

 

I was able to identify and research 85 additional solar farms in Virginia as shown below.  These are 
primarily over 20 MW in size with adjoining homes as close as 100 feet and the mix of adjoining 
uses is primarily agricultural and residential.     
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Total Used Avg. Dist Closest Adjoining Use by Acre
Solar # Name State County City Output Acres Acres to home Home Res Agri Agri/Res Com

(MW)

115 Buckingham I VA Buckingham Cumberland 19.8 481.18 N/A N/A 8% 73% 18% 0%
121 Scott VA Powhatan Powhatan 20 898.4 1,421 730 29% 28% 44% 0%
204 Walker-CorrectionalVA New Kent Barhamsville 20 484.65 516 103 13% 68% 20% 0%
205 Sappony VA Sussex Stony Creek 20 322.68 2% 98% 0% 0%
216 Beetle VA Southampton Boykins 40 422.19 1,169 310 0% 10% 90% 0%
222 Grasshopper VA Mecklenburg Chase City 80 946.25 6% 87% 5% 1%
226 Belcher/Desper VA Louisa Louisa 88 1238.1 150 19% 53% 28% 0%
228 Bluestone Farm VA Mecklenburg Chase City 4.99 332.5 0% 100% 0% 0%
257 Nokesville VA Prince William Nokesville 331.01 12% 49% 17% 23%
261 Buckingham II VA Buckingham Buckingham 19.8 460.05 6% 79% 15% 0%
262 Mount Jackson VA Shenandoah Mount Jackson 15.65 652.47 21% 51% 14% 13%
263 Gloucester VA Gloucester Gloucester 20 203.55 508 190 17% 55% 28% 0%
267 Scott II VA Powhatan Powhatan 701 41% 25% 34% 0%
270 TWE Myrtle VA Suffolk Suffolk 15 258.97 120 1,115 150 34% 48% 17% 0%
272 Churchview VA Middlesex Church View 20 567.91 9% 64% 27% 0%
303 Turner VA Henrico Henrico 20 463.12 N/A N/A 21% 37% 0% 42%
311 Sunnybrook Farm VA Halifax Scottsburg 527.88 340 N/A N/A 15% 59% 26% 0%
312 Powell Creek VA Halifax Alton 513 N/A N/A 7% 71% 22% 0%
339 Crystal Hill VA Halifax Crystal Hill 628.67 218 1,570 140 6% 41% 35% 18%
353 Amazon East(ern shVA Accomack Oak Hall 80 1000 645 135 8% 75% 17% 0%
354 Alton Post VA Halifax Alton 501.96 749 100 2% 58% 40% 0%
357 Water Strider VA Halifax Nathalie 1134 960 821 250 7% 55% 38% 0%
363 Remington VA Fauquier Remington 20 277.2 125 2,755 1,280 10% 41% 31% 18%
364 Greenwood VA Culpepper Stevensburg 100 2266.6 1800 788 200 8% 62% 29% 0%
366 Culpeper Sr VA Culpeper Culpeper 12.53 N/A N/A 15% 0% 86% 0%
369 Cherrydale VA Northampton Kendall Grove 20 180.17 N/A N/A 5% 0% 92% 3%
370 Clarke VA Clarke White Post 10 234.84 N/A N/A 14% 39% 46% 1%
371 Bedford VA Bedford Bedford 3 101 20 N/A N/A 8% 0% 66% 26%
372 Woodland,VA VA Isle of Wight Smithfield 19.7 211.12 606 190 9% 0% 91% 0%
373 Whitehouse VA Louisa Louisa 20 499.52 1,195 110 24% 55% 18% 4%
406 Foxhound VA Halifax Clover 91 1311.8 885 185 5% 61% 17% 18%
483 Essex Solar Center VA Essex Center Cross 20 106.12 693 360 3% 70% 27% 0%
484 Southampton VA Southampton Newsoms 100 3243.9 - - 3% 78% 17% 3%
494 Walnut VA King and Queen Shacklefords 110 1700 1173 641 165 14% 72% 13% 1%
496 Piney Creek VA Halifax Clover 80 776.18 422 523 195 15% 62% 24% 0%
500 Rappahannock VA Lancaster White Stone 2 184 25 831 560 30% 0% 70% 0%
510 UVA Puller VA Middlesex Topping 15 120 120 1,095 185 59% 32% 0% 10%
516 Dogwood VA Page Stanley 20 360.7 110 2,207 225 12% 22% 65% 0%
518 Fountain Creek VA Greensville Emporia 80 798.3 595 862 300 6% 23% 71% 0%
557 Winterpock 1 VA Chesterfield Chesterfield 518 308 2,106 350 4% 78% 18% 0%
559 Wood Brothers VA Middlesex Hartfield 5 60.61 38.67 878 205 12% 86% 0% 2%
577 Windsor VA Isle of Wight Windsor 85 760.87 760.87 459 160 8% 71% 21% 0%
579 Spotsylvania VA Spotsylvania Paytes 500 6412 3500 9% 52% 11% 27%
586 Sweet Sue VA King William Aylett 77 1262 576 1,617 680 7% 68% 25% 0%
591 Warwick VA Prince George Disputanta 26.5 1090.1 564.53 555 115 12% 67% 21% 0%
621 Loblolly VA Surry Spring Grove 150 2181.9 1000 1,860 110 7% 62% 31% 0%
622 Woodridge VA Albemarle Scottsville 138 2260.9 1000 1,106 215 9% 63% 28% 0%
624 Reams VA Dinwiddie Dinwiddie 5 64.1 37.8 873 270 28% 40% 32% 0%
633 Brunswick VA Greensville Emporia 150.2 2076.4 1387.3 1,091 240 4% 85% 11% 0%
642 Belcher 3 VA Louisa Louisa 749.36 658.56 598 180 14% 71% 14% 1%
649 Endless Caverns VA Rockingham New Market 31.5 355 323.6 624 190 15% 27% 51% 7%
664 Watlington VA Halifax South Boston 20 240.09 137 536 215 24% 48% 28% 0%
672 Spout Spring VA Appomattox Appomattox 60 881.12 673.37 836 335 16% 30% 46% 8%
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Total Used Avg. Dist Closest Adjoining Use by Acre
Solar # Name State County City Output Acres Acres to home Home Res Agri Agri/Res Com

(MW)

703 Lily Pond VA Dinwiddie Carson 80 1107.5 600 628 110 13% 75% 12% 0%
704 Midway VA Albemarle Batesville 8 136 90 858 340 20% 46% 34% 0%
749 Martin VA Goochland Richmond 5 114.2 114.2 1,491 470 7% 54% 39% 0%
750 Palmer VA Fluvanna Zion Crossroads 5 57 41 525 165 31% 55% 0% 14%
755 Danville VA Pittsylvania Danville 6 72.08 72.08 616 135 22% 63% 15% 0%
756 Martin Trail VA Halifax Clover 6 43 37 254 115 6% 13% 81% 0%
757 Route 360 VA Halifax Clover 5.65 110 40 1,957 1,275 6% 18% 76% 0%
769 Cavalier VA Surry/Isle of WightElberon 240 5050 3323 1,231 215 2% 78% 20% 0%
772 Riverstone VA Buckingham Arvonia 149.5 1939 1193 814 355 4% 90% 6% 0%
773 Sunfish VA Orange Culpeper 80 1131.5 679.5 1,121 120 4% 13% 38% 44%
776 West Lake VA Franklin Harrisburg 20 592.82 592.82 3,280 1,260 11% 18% 49% 22%
777 Aditya VA Louisa Louisa 11 94.67 60 614 350 15% 85% 0% 0%
781 Waller VA Lancaster Burgess 1400 1400 880 125 28% 72% 0% 0%
795 Harris Staunton VA Halifax South Boston 47 697 697 352 185 3% 89% 8% 0%
803 Hickory VA Chesterfield Chesterfield 4.7 95.21 22 1,286 325 8% 22% 70% 0%
809 Mountain Brook VA Franklin Wirtz 20 427 195 24% 21% 54% 1%
812 Prince Edward VA Prince Edward 25 369.2 369.2 1,275 660 0% 55% 45% 0%
813 Redbud VA Frederick Winchester 30 262.99 262.99 529 150 29% 55% 17% 0%
829 OFW VA Shenandoah Mount Jackson 20 126.64 126.64 504 110 6% 57% 31% 6%
831 Knight VA Rockingham Shenandoah 70 461.59 461.59 833 240 0% 100% 0% 0%
833 Dayton Wayland VA Rockingham Dayton 4 50.7 50.7 684 100 45% 53% 2% 0%
834 Firefly VA Pittsylvania 3143 3143 - 200 12% 73% 15% 0%
854 Reeve VA Prince Edward Pamplin 5 164.7 164.7 2,232 1,195 7% 71% 22% 0%
858 360 Solar Center VA Chesterfield Skinquarter 100 2000 410 2,036 235 1% 97% 2% 0%
864 Purdy VA Greensville Purdy 65 596 596 825 250 5% 66% 29% 0%
865 Clover Creek VA Halifax Clover 90 1472 1472 1,691 310 10% 89% 1% 0%
870 Pineside VA Buckingham Scottsville 74.9 2242 2242 2,484 500 22% 51% 27% 0%
872 Rosalind VA Greensville Emporia 160 1795 1795 654 500 8% 86% 7% 0%
879 Wheelhouse VA Lunenburg Victoria 912.47 60 60 2,071 900 7% 41% 51% 0%
880 Elam VA Prince Edward Pamplin 138.9 3 3 1,066 425 22% 66% 12% 0%
881 Helios VA Pulaski Pulaski 11.45 141.76 141.76 734 225 48% 28% 24% 0%
882 Enon VA Stafford Stafford 3 36.76 36.76 289 120 37% 63% 0% 0%
900 Land of Promise VA Chesapeake Chesapeake 5 134.66 134.66 1,338 785 44% 48% 8% 0%
901 Pocaty VA Chesapeake Chesapeake 2 27.22 27.22 632 445 21% 79% 0% 0%

Total Used Avg. Dist Closest Adjoining Use by Acre
Output Acres Acres to home Home Res Agri Agri/Res Com
(MW)

Average 64.6 815.0 624.2 1059 327 14% 54% 28% 4%

Median 20.0 482.9 331.8 836 215 10% 57% 22% 0%

High 912.5 6412.0 3500.0 3280 1280 59% 100% 92% 44%

Low 2.0 3.0 3.0 254 100 0% 0% 0% 0%
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VIII. Market Analysis of the Impact on Value from Solar Farms  
 
I have researched hundreds of solar farms in numerous states to determine the impact of these 
facilities on the value of adjoining property.   This research has primarily been in North Carolina, 
but I have also conducted market impact analyses in Virginia, South Carolina, Tennessee, Texas, 
Oregon, Mississippi, Maryland, New York, California, Missouri, Florida, Montana, Georgia, 
Louisiana, and New Jersey. 

Wherever I have looked at solar farms, I have derived a breakdown of the adjoining uses to show 
what adjoining uses are typical for solar farms and what uses would likely be considered consistent 
with a solar farm use similar to the breakdown that I’ve shown for the subject property on the 
previous page.  A summary showing the results of compiling that data over hundreds of solar farms 
is shown later in the Scope of Research section of this report. 

I also consider whether the properties adjoining a solar farm in one location have characteristics 
similar to the properties abutting or adjoining the proposed site so that I can make an assessment of 
market impact on each proposed site.  Notably, in most cases solar farms are placed in areas very 
similar to the site in question, which is surrounded by low density residential and agricultural uses.  
In my over 900 studies, I have found a striking repetition of that same typical adjoining use mix in 
over 90% of the solar farms I have looked at.  Matched pair results in multiple states are strikingly 
similar, and all indicate that solar farms – which generate very little traffic, and do not generate 
noise, dust or have other harmful effects – do not negatively impact the value of adjoining or 
abutting properties. 

On the following pages I have considered matched pair data specific to Virginia and Kentucky. 

In the next section I have considered matched pair data throughout the Southeast of the United 
States as being the most similar states that would most readily compare to Virginia.  This includes 
data from Florida, Georgia, South Carolina, North Carolina, Tennessee, Virginia and Maryland.  I 
focused on projects of 5 MW and larger though I have significant supplemental data on solar farms 
just smaller than that in North Carolina that show similar results.  This data is available in my files. 

I have additional supporting information from other states in my files that show a consistent pattern 
across the United States, but again, I have focused on the Southeast in this analysis. 
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A. Virginia Data 
 
I have identified matched pairs adjoining the solar farms noted above.  I have also included data 
from a solar farm in Kentucky that does a good job of illustrating distant views of solar panels in 
relation to adjoining housing. 

The following pages detail the matched pairs and how they were derived. 
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1. Matched Pair – Clarke County Solar, Clarke County, VA 

 

 
 

This project is a 20 MW facility located on a 234-acre tract that was built in 2017. 
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I have considered two recent sales of Parcel 3.  The home on this parcel is 1,230 feet from the closest 
panel as measured in the second map from Google Earth, which shows the solar farm under 
construction.  This home sold in January 2017 for $295,000 and again in August 2019 for 
$385,000.  I show each sale below and compare those to similar home sales in each time frame.  
The significant increase in price between 2017 and 2019 is due to a major kitchen remodel, new 
roof, and related upgrades as well as improvement in the market in general.  The sale and later 
resale of the home with updates and improvements speaks to pride of ownership and increasing 
overall value as properties perceived as diminished are less likely to be renovated and sold for profit. 
 
I note that 102 Tilthammer includes a number of barns that I did not attribute any value in the 
analysis.  The market would typically give some value for those barns but even without that 
adjustment there is an indication of a positive impact on value due to the solar farm.  The 
landscaping buffer from this home is considered light. 
 

 

 
 

 

 
  

Adjoining Residential Sales After Solar Farm Approved
Parcel Solar Address Acres Date Sold Sales Price Built GBA $/GLA BR/BA Park Style Other
3 Adjoins 833 Nations Spr 5.13 8/18/2019 $385,000 1979 1,392 $276.58  3/2 Det Gar Ranch UnBsmt

Not 167 Leslie 5.00 8/19/2020 $429,000 1980 1,665 $257.66  3/2 Det2Gar Ranch
Not 2393 Old Chapel 2.47 8/10/2020 $330,000 1974 1,500 $220.00  3/1.5 Det Gar Ranch
Not 102 Tilthammer 6.70 5/7/2019 $372,000 1970 1,548 $240.31  3/1.5 Det Gar Ranch UnBsmt

Adjoining Sales Adjusted Avg
Time Site YB GLA BR/BA Park Other Total % Diff % Diff Distance

$385,000 1230
-$13,268 -$2,145 -$56,272 -$5,000 $50,000 $402,315 -4%
-$9,956 $25,000 $8,250 -$19,008 $5,000 $50,000 $389,286 -1%
$3,229 $16,740 -$29,991 $5,000 $366,978 5%

0%

Adjoining Residential Sales After Solar Farm Approved
Parcel Solar Address Acres Date Sold Sales Price Built GBA $/GLA BR/BA Park Style Other
3 Adjoins 833 Nations Spr 5.13 1/9/2017 $295,000 1979 1,392 $211.93  3/2 Det Gar Ranch UnBsmt

Not 6801 Middle 2.00 12/12/2017 $249,999 1981 1,584 $157.83  3/2 Open Ranch
Not 4174 Rockland 5.06 1/2/2017 $300,000 1990 1,688 $177.73  3/2 2 Gar 2-story
Not 400 Sugar Hill 1.00 6/7/2018 $180,000 1975 1,008 $178.57  3/1 Open Ranch

Adjoining Sales Adjusted Avg
Time Site YB GLA BR/BA Park Other Total % Diff % Diff Distance

$295,000 1230
-$7,100 $25,000 -$2,500 -$24,242 $5,000 $50,000 $296,157 0%

$177 -$16,500 -$42,085 -$10,000 $50,000 $281,592 5%
-$7,797 $3,600 $54,857 $10,000 $5,000 $50,000 $295,661 0%

1%
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2. Matched Pair – Walker-Correctional Solar, Barham Road, Barhamsville, VA 

 
 

 
 

This project was built in 2017 and located on 484.65 acres for a 20 MW with the closest home at 
110 feet from the closest solar panel with an average distance of 500 feet. 
 
I considered the recent sale identified on the map above as Parcel 19, which is directly across the 
street and based on the map shown on the following page is 250 feet from the closest panel.  A 
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limited buffering remains along the road with natural growth being encouraged, but currently the 
panels are visible from the road.   Alex Uminski, SRA with MGMiller Valuations in Richmond VA 
confirmed this sale with the buying and selling broker.  The selling broker indicated that the solar 
farm was not a negative influence on this sale and in fact the buyer noticed the solar farm and then 
discovered the listing.  The privacy being afforded by the solar farm was considered a benefit by the 
buyer.  I used a matched pair analysis with a similar sale nearby as shown below and found no 
negative impact on the sales price.  Property actually closed for more than the asking price.  The 
landscaping buffer is considered light. 
 

 
 

 
 
 

I also spoke with Patrick W. McCrerey of Virginia Estates who was marketing a property that sold at 
5300 Barham Road adjoining the Walker-Correctional Solar Farm.  He indicated that this property 
was unique with a home built in 1882 and heavily renovated and updated on 16.02 acres.  The 
solar farm was through the woods and couldn’t be seen by this property and it had no impact on 
marketing this property.  This home sold on April 26, 2017 for $358,000.  I did not set up any 
matched pairs for this property since it is a unique property that any such comparison would be 
difficult to rely on.  The broker’s comments do support the assertion that the adjoining solar farm 
had no impact on value.  The home in this case was 510 feet from the closest panel. 

 

  

Adjoining Residential Sales After Solar Farm Approved
Solar Address Acres Date Sold Sales Price Built GBA $/GBA BR/BA Park Style Other

Adjoins 5241 Barham 2.65 10/18/2018 $264,000 2007 1,660 $159.04  3/2 Drive Ranch Modular
Not 17950 New Kent 5.00 9/5/2018 $290,000 1987 1,756 $165.15  3/2.5 3 Gar Ranch
Not 9252 Ordinary 4.00 6/13/2019 $277,000 2001 1,610 $172.05  3/2 1.5-Gar Ranch
Not 2416 W Miller 1.04 9/24/2018 $299,000 1999 1,864 $160.41  3/2.5 Gar Ranch

Adjoining Sales Adjusted
Solar Address Time Ac/Loc YB GLA BR/BA Park Other Total % Diff Dist

Adjoins 5241 Barham $264,000 250
Not 17950 New Kent -$8,000 $29,000 -$4,756 -$5,000 -$20,000 -$15,000 $266,244 -1%
Not 9252 Ordinary -$8,310 -$8,000 $8,310 $2,581 -$10,000 -$15,000 $246,581 7%
Not 2416 W Miller $8,000 $11,960 -$9,817 -$5,000 -$10,000 -$15,000 $279,143 -6%

Average Diff 0%
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3. Matched Pair – Sappony Solar, Sussex County, VA 

 

 
 

This project is a 30 MW facility located on a 322.68-acre tract that was built in the fourth quarter of 
2017. 
 
I have considered the 2018 sale of Parcel 17 as shown below.    This was a 1,900 s.f. manufactured 
home on a 6.00-acre lot that sold in 2018.  I have compared that to three other nearby 
manufactured homes as shown below.  The range of impacts is within typical market variation with 
an average of -1%, which supports a conclusion of no impact on property value.  The landscaping 
buffer is considered medium. 
 

 

 
 
 
 
  

Adjoining Residential Sales After Solar Farm Approved
Parcel Solar Address Acres Date Sold Sales Price Built GBA $/GLA BR/BA Park Style Other

Adjoins 12511 Palestine 6.00 7/31/2018 $128,400 2013 1,900 $67.58  4/2.5 Open Manuf
Not 15698 Concord 3.92 7/31/2018 $150,000 2010 2,310 $64.94  4/2 Open Manuf Fence
Not 23209 Sussex 1.03 7/7/2020 $95,000 2005 1,675 $56.72  3/2 Det Crpt Manuf
Not 6494 Rocky Br 4.07 11/8/2018 $100,000 2004 1,405 $71.17  3/2 Open Manuf

Adjoining Sales Adjusted Avg
Time Site YB GLA BR/BA Park Other Total % Diff % Diff Distance

$128,400 1425
$0 $2,250 -$21,299 $5,000 $135,951 -6%

-$5,660 $13,000 $3,800 $10,209 $5,000 $1,500 $122,849 4%
-$843 $4,500 $28,185 $131,842 -3%

-1%
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4. Matched Pair – Spotsylvania Solar, Paytes, VA 
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This solar farm is being built in four phases with the area known as Site C having completed 
construction in November 2020 after the entire project was approved in April 2019.  Site C, also 
known as Pleinmont 1 Solar, includes 99.6 MW located in the southeast corner of the project and 
shown on the maps above with adjoining parcels 111 through 144.  The entire Spotsylvania project 
totals 500 MW on 3500 acres out of a parent tract assemblage of 6,412 acres. 

I have identified three adjoining home sales that occurred during construction and development of 
the site in 2020.   

The first is located on the north side of Site A on Orange Plank Road.  The second is located on 
Nottoway Lane just north of Catharpin Road on the south side of Site A and east of Site C.  The third 
is located on Post Oak Road for a home that backs up to Site C that sold in September 2020 near 
the completion of construction for Site C. 
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All three of these homes are well set back from the solar panels at distances over 1,000 feet and are 
well screened from the project.  All three show no indication of any impact on property value. 

There are a couple of recent lot sales located along Southview Court that have sold since the solar 
farm was approved.  The most recent lot sales include 11700 Southview Court that sold on 
December 29, 2021 for $140,000 for a 0.76-acre lot.  This property was on the market for less than 
2 months before closing within 6% of the asking price.  This lot sold earlier in September 2019 for 
$55,000 based on a liquidation sale from NTS to an investor. 

Spotsylvania Solar Farm

Solar Address Acres Date Sold Sales Price Built GBA $/GBA BR/BA Park Style Other
Adjoins 12901 Orng Plnk 5.20 8/27/2020 $319,900 1984 1,714 $186.64  3/2 Drive 1.5 Un Bsmt

Not 8353 Gold Dale 3.00 1/27/2021 $415,000 2004 2,064 $201.07  3/2 3 Gar Ranch
Not 6488 Southfork 7.26 9/9/2020 $375,000 2017 1,680 $223.21  3/2 2 Gar 1.5 Barn/Patio
Not 12717 Flintlock 0.47 12/2/2020 $290,000 1990 1,592 $182.16  3/2.5 Det Gar Ranch

Adjoining Sales Adjusted
Address Time Ac/Loc YB GLA BR/BA Park Other Total % Diff Dist

12901 Orng Plnk $319,900 1270
8353 Gold Dale -$5,219 $20,000 -$41,500 -$56,298 -$20,000 $311,983 2%
6488 Southfork -$401 -$20,000 -$61,875 $6,071 -$15,000 $283,796 11%
12717 Flintlock -$2,312 $40,000 -$8,700 $17,779 -$5,000 -$5,000 $326,767 -2%

Average Diff 4%

Solar Address Acres Date Sold Sales Price Built GBA $/GBA BR/BA Park Style Other
Adjoins 9641 Nottoway 11.00 5/12/2020 $449,900 2004 3,186 $141.21 4/2.5 Garage 2-Story Un Bsmt

Not 26123 Lafayette 1.00 8/3/2020 $390,000 2006 3,142 $124.12  3/3.5 Gar/DtG 2-Story
Not 11626 Forest 5.00 8/10/2020 $489,900 2017 3,350 $146.24  4/3.5 2 Gar 2-Story
Not 10304 Pny Brnch 6.00 7/27/2020 $485,000 1998 3,076 $157.67  4/4 2Gar/Dt2 Ranch Fn Bsmt

Adjoining Sales Adjusted
Address Time Ac/Loc YB GLA BR/BA Park Other Total % Diff Dist

9641 Nottoway $449,900 1950
26123 Lafayette -$2,661 $45,000 -$3,900 $4,369 -$10,000 -$5,000 $417,809 7%

11626 Forest -$3,624 -$31,844 -$19,187 -$5,000 $430,246 4%
10304 Pny Brnch -$3,030 $14,550 $13,875 -$15,000 -$15,000 -$10,000 $470,396 -5%

Average Diff 2%

Solar Address Acres Date Sold Sales Price Built GBA $/GBA BR/BA Park Style Other
Adjoins 13353 Post Oak 5.20 9/21/2020 $300,000 1992 2,400 $125.00  4/3 Drive 2-Story Fn Bsmt

Not 9609 Logan Hgt 5.86 7/4/2019 $330,000 2004 2,352 $140.31  3/2 2Gar 2-Story
Not 12810 Catharpian 6.18 1/30/2020 $280,000 2008 2,240 $125.00  4/2.5 Drive 2-Story Bsmt/Nd Pnt
Not 10725 Rbrt Lee 5.01 10/26/2020 $295,000 1995 2,166 $136.20  4/3 Gar 2-Story Fn Bsmt

Adjoining Sales Adjusted
Address Time Ac/Loc YB GLA BR/BA Park Other Total % Diff Dist

13353 Post Oak $300,000 1171
9609 Logan Hgt $12,070 -$19,800 $5,388 -$15,000 $15,000 $327,658 -9%

12810 Catharpian $5,408 -$22,400 $16,000 $5,000 $15,000 $299,008 0%
10725 Rbrt Lee -$849 -$4,425 $25,496 -$10,000 $305,222 -2%

Average Diff -4%
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A similar 0.68-acre lot at 11507 Stonewood Court within the same subdivision located away from 
the solar farm sold on March 9, 2021 for $109,000.  This lot sold for 18% over the asking price 
within 1 month of listing suggesting that this was priced too low.  Adjusting this lot value upward by 
12% for very strong growth in the market over 2021, the adjusted indicated value is $122,080 for 
this lot.  This is still showing a 15% premium for the lot backing up to the solar farm. 

The lot at 11009 Southview Court sold on August 5, 2019 for $65,000, which is significantly lower 
than the more recent sales.  This lot was sold by NTS the original developer of this subdivision, who 
was in the process of liquidating lots in this subdivision with multiple lot sales in this time period 
throughout the subdivision being sold at discounted prices.  The home was later improved by the 
buyer with a home built in 2020 with 2,430 square feet ranch, 3.5 bathrooms, with a full basement, 
and a current assessed value of $492,300.  

I spoke with Chris Kalia, MAI, Mark Doherty, local real estate investor, and Alex Doherty, broker, 
who are all three familiar with this subdivision and activity in this neighborhood.  All three indicated 
that there was a deep sell off of lots in the neighborhood by NTS at discounted prices under 
$100,000 each.  Those lots since that time are being sold for up to $140,000.  The prices paid for 
the lots below $100,000 were liquidation values and not indicative of market value.  Homes are 
being built in the neighborhood on those lots with home prices ranging from $600,000 to $800,000 
with no sign of impact on pricing due to the solar farm according to all three sources. 
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5. Matched Pair – Crittenden Solar, Crittenden, KY 

 

This solar farm was built in December 2017 on a 181.70-acre tract but utilizing only 34.10 acres.  
This is a 2.7 MW facility with residential subdivisions to the north and south.   

I have identified five home sales to the north of this solar farm on Clairborne Drive and one home 
sale to the south on Eagle Ridge Drive since the completion of this solar farm.  The home sale on 
Eagle Drive is for a $75,000 home and all of the homes along that street are similar in size and price 
range.  According to local broker Steve Glacken with Cutler Real Estate these are the lowest price 
range/style home in the market.  I have not analyzed that sale as it would unlikely provide 
significant data to other homes in the area. 

Mr. Glacken has been selling lots at the west end of Clairborne for new home construction.  He 
indicated in 2020 that the solar farm near the entrance of the development has been a complete 
non-factor and none of the home sales are showing any concern over the solar farm.  Most of the 
homes are in the $250,000 to $280,000 price range.  The vacant residential lots are being marketed 
for $28,000 to $29,000.  The landscaping buffer is considered light, but the rolling terrain allows for 
distant views of the panels from the adjoining homes along Clairborne Drive. 

The first home considered is a bit of an anomaly for this subdivision in that it is the only 
manufactured home that was allowed in the community.  It sold on January 3, 2019.  I compared 
that sale to three other manufactured home sales in the area making minor adjustments as shown 
on the next page to account for the differences.  After all other factors are considered the 
adjustments show a -1% to +13% impact due to the adjacency of the solar farm.  The best indicator 
is 1250 Cason, which shows a 3% impact.  A 3% impact is within the normal static of real estate 
transactions and therefore not considered indicative of a positive impact on the property, but it 
strongly supports an indication of no negative impact. 
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I also looked at three other home sales on this street as shown below.  These are stick-built homes 
and show a higher price range. 

 

 

This set of matched pairs shows a minor negative impact for this property.  I was unable to confirm 
the sales price or conditions of this sale.  The best indication of value is based on 215 Lexington, 
which required the least adjusting and supports a -7% impact. 

 

 

The following photograph shows the light landscaping buffer and the distant view of panels that was 
included as part of the marketing package for this property.  The panels are visible somewhat on the 
left and somewhat through the trees in the center of the photograph.  The first photograph is from 
the home, with the second photograph showing the view near the rear of the lot. 

Adjoining Residential Sales After Solar Farm Approved
Parcel Solar Address Acres Date Sold Sales Price Built GBA $/GBA BR/BA Park Style Other

Adjoins 250 Claiborne 0.96 1/3/2019 $120,000 2000 2,016 $59.52  3/2 Drive Manuf
Not 1250 Cason 1.40 4/18/2018 $95,000 1994 1,500 $63.33  3/2 2-Det Manuf Carport
Not 410 Reeves 1.02 11/27/2018 $80,000 2000 1,456 $54.95  3/2 Drive Manuf
Not 315 N Fork 1.09 5/4/2019 $107,000 1992 1,792 $59.71  3/2 Drive Manuf

Adjustments Avg
Solar Address Time Site YB GLA BR/BA Park Other Total % Diff % Diff Distance

Adjoins 250 Claiborne $120,000 373
Not 1250 Cason $2,081 $2,850 $26,144 -$5,000 -$5,000 $116,075 3%
Not 410 Reeves $249 $0 $24,615 $104,865 13%
Not 315 N Fork -$1,091 $4,280 $10,700 $120,889 -1%

5%

Adjoining Residential Sales After Solar Farm Approved
Parcel Solar Address Acres Date Sold Sales Price Built GBA $/GBA BR/BA Park Style Other

Adjoins 300 Claiborne 1.08 9/20/2018 $212,720 2003 1,568 $135.66  3/3 2-Car Ranch Brick
Not 460 Claiborne 0.31 1/3/2019 $229,000 2007 1,446 $158.37  3/2 2-Car Ranch Brick
Not 2160 Sherman 1.46 6/1/2019 $265,000 2005 1,735 $152.74  3/3 2-Car Ranch Brick
Not 215 Lexington 1.00 7/27/2018 $231,200 2000 1,590 $145.41  5/4 2-Car Ranch Brick

Adjustments Avg
Solar Address Time Site YB GLA BR/BA Park Other Total % Diff % Diff Distance

Adjoins 300 Claiborne $213,000 488
Not 460 Claiborne -$2,026 -$4,580 $15,457 $5,000 $242,850 -14%
Not 2160 Sherman -$5,672 -$2,650 -$20,406 $236,272 -11%
Not 215 Lexington $1,072 $3,468 -$2,559 -$5,000 $228,180 -7%

-11%

Adjoining Residential Sales After Solar Farm Approved
Parcel Solar Address Acres Date Sold Sales Price Built GBA $/GBA BR/BA Park Style Other

Adjoins 350 Claiborne 1.00 7/20/2018 $245,000 2002 1,688 $145.14  3/3 2-Car Ranch Brick
Not 460 Claiborne 0.31 1/3/2019 $229,000 2007 1,446 $158.37  3/2 2-Car Ranch Brick
Not 2160 Sherman 1.46 6/1/2019 $265,000 2005 1,735 $152.74  3/3 2-Car R/FBsmt Brick
Not 215 Lexington 1.00 7/27/2018 $231,200 2000 1,590 $145.41  5/4 2-Car Ranch Brick

Adjustments Avg
Solar Address Time Site YB GLA BR/BA Park Other Total % Diff % Diff Distance

Adjoins 350 Claiborne $245,000 720
Not 460 Claiborne -$3,223 -$5,725 $30,660 $5,000 $255,712 -4%
Not 2160 Sherman -$7,057 -$3,975 -$5,743 $248,225 -1%
Not 215 Lexington -$136 $2,312 $11,400 -$5,000 $239,776 2%

-1%
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This set of matched pairs shows a no negative impact for this property.  The range of adjusted 
impacts is -4% to +2%.  The best indication is -1%, which as described above is within the typical 
market static and supports no impact on adjoining property value. 
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This set of matched pairs shows a general positive impact for this property.  The range of adjusted 
impacts is -5% to +10%.  The best indication is +7%.  I typically consider measurements of +/-5% to 
be within the typical variation in real estate transactions.  This indication is higher than that and 
suggests a positive relationship.   

The photograph from the listing shows panels visible between the home and the trampoline shown 
in the picture.   

 

Adjoining Residential Sales After Solar Farm Approved
Parcel Solar Address Acres Date Sold Sales Price Built GBA $/GBA BR/BA Park Style Other

Adjoins 370 Claiborne 1.06 8/22/2019 $273,000 2005 1,570 $173.89  4/3 2-Car 2-Story Brick
Not 2160 Sherman 1.46 6/1/2019 $265,000 2005 1,735 $152.74  3/3 2-Car R/FBsmt Brick
Not 2290 Dry 1.53 5/2/2019 $239,400 1988 1,400 $171.00  3/2.5 2-Car R/FBsmt Brick
Not 125 Lexington 1.20 4/17/2018 $240,000 2001 1,569 $152.96  3/3 2-Car Split Brick

Adjustments Avg
Solar Address Time Site YB GLA BR/BA Park Other Total % Diff % Diff Distance

Adjoins 370 Claiborne $273,000 930
Not 2160 Sherman $1,831 $0 -$20,161 $246,670 10%
Not 2290 Dry $2,260 $20,349 $23,256 $2,500 $287,765 -5%
Not 125 Lexington $9,951 $4,800 $254,751 7%

4%
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This set of matched pairs shows a general positive impact for this property.  The range of adjusted 
impacts is -3% to +6%.  The best indication is +6%.  I typically consider measurements of +/-5% to 
be within the typical variation in real estate transactions.  This indication is higher than that and 
suggests a positive relationship.  The landscaping buffer on these is considered light with a fair 
visibility of the panels from most of these comparables and only thin landscaping buffers separating 
the homes from the solar panels. 

I also looked at four sales that were during a rapid increase in home values around 2021, which 
required significant time adjustments based on the FHFA Housing Price Index.  Sales in this time 
frame are less reliable for impact considerations as the peak buyer demand allowed for homes to sell 
with less worry over typical issues such as repairs.   

The home at 250 Claiborne Drive sold with no impact from the solar farm according to the buyer’s 
broker Lisa Ann Lay with Keller Williams Realty Service.  As noted earlier, this is the only 
manufactured home in the community and is a bit of an anomaly.  There was an impact on this sale 
due to an appraisal that came in low likely related to the manufactured nature of the home.  Ms. 
Lay indicated that there was significant back and forth between both brokers and the appraiser to 
address the low appraisal, but ultimately, the buyers had to pay $20,000 out of pocket to cover the 
difference in appraised value and the purchase price.  The low appraisal was not attributed to the 
solar farm, but the difficulty in finding comparable sales and likely the manufactured housing. 

 

 

The photograph of the rear view from the listing is shown below. 

 

Adjoining Residential Sales After Solar Farm Approved
Solar Address Acres Date Sold Sales Price Built GBA $/GBA BR/BA Park Style Other

Adjoins 330 Claiborne 1.00 12/10/2019 $282,500 2003 1,768 $159.79  3/3 2-Car Ranch Brick/pool
Not 895 Osborne 1.70 9/16/2019 $249,900 2002 1,705 $146.57  3/2 2-Car Ranch Brick/pool
Not 2160 Sherman 1.46 6/1/2019 $265,000 2005 1,735 $152.74  3/3 2-Car R/FBsmt Brick
Not 215 Lexington 1.00 7/27/2018 $231,200 2000 1,590 $145.41  5/4 2-Car Ranch Brick

Avg
Solar Address Time Site YB GLA BR/BA Park Other Total % Diff % Diff Distance

Adjoins 330 Claiborne $282,500 665
Not 895 Osborne $1,790 $1,250 $7,387 $5,000 $0 $265,327 6%
Not 2160 Sherman $4,288 -$2,650 $4,032 $20,000 $290,670 -3%
Not 215 Lexington $9,761 $3,468 $20,706 -$5,000 $20,000 $280,135 1%

1%

Adjoining Residential Sales After Solar Farm Built
Solar Address Acres Date Sold Sales Price Built GBA $/GBA BR/BA Park Style Other

Adjoins 250 Claiborne 1.05 1/5/2022 $210,000 2002 1,592 $131.91  4/2 Drive Ranch Manuf
Not 255 Spillman 0.64 3/4/2022 $166,000 1991 1,196 $138.80  3/1 Drive Ranch Remodel
Not 546 Waterworks 0.28 4/29/2021 $179,500 2007 1,046 $171.61  4/2 Drive Ranch 3/4 Fin B
Not 240 Shawnee 1.18 6/7/2021 $180,000 1977 1,352 $133.14  3/2 Gar Ranch N/A

Avg
Solar Address Time YB GLA BR/BA Park Other Total % Diff % Diff Distance

Adjoins 250 Claiborne $210,000 365
Not 255 Spillman -$379 $9,130 $43,971 $10,000 -$20,000 $208,722 1%
Not 546 Waterworks $1,772 -$4,488 $74,958 -$67,313 $184,429 12%
Not 240 Shawnee $1,501 $22,500 $25,562 -$10,000 $219,563 -5%

3%
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The home at 260 Claiborne Drive sold with no impact from the solar farm according to the buyer’s 
broker Jim Dalton with Ashcraft Real Estate Services.  He noted that there was significant wood rot 
and a heavy smoker smell about the house, but even that had no impact on the price due to high 
demand in the market. 

 

 

The photograph of the rear view from the listing is shown below. 

Adjoining Residential Sales After Solar Farm Built
Solar Address Acres Date Sold Sales Price Built GBA $/GBA BR/BA Park Style Other

Adjoins 260 Claiborne 1.00 10/13/2021 $175,000 2001 1,456 $120.19  3/2 Drive Ranch N/A
Not 355 Oakwood 0.58 10/27/2020 $186,000 2002 1,088 $170.96  3/2 Gar Ranch 3/4 Fin B
Not 30 Ellen Kay 0.50 1/30/2020 $183,000 1988 1,950 $93.85  3/2 Gar 2-Story N/A
Not 546 Waterworks 0.28 4/29/2021 $179,500 2007 1,046 $171.61  4/2 Drive Ranch 3/4 Fin B

Avg
Solar Address Time YB GLA BR/BA Park Other Total % Diff % Diff Distance

Adjoins 260 Claiborne $175,000 390
Not 355 Oakwood $18,339 -$930 $50,329 -$10,000 -$69,750 $173,988 1%
Not 30 Ellen Kay $31,974 $11,895 -$37,088 -$10,000 $179,781 -3%
Not 546 Waterworks $8,420 -$5,385 $56,287 -$67,313 $171,510 2%

0%
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These next two were brick and with unfinished basements which made them easier to compare and 
therefore more reliable.  For 300 Claiborne I considered the sale of a home across the street that did 
not back up to the solar farm and it adjusted to well below the range of the other comparables.  I 
have included it, but would not rely on that which means this next comparable strongly supports a 
range of 0 to +3% and not up to +19%. 

 

 

The photograph of the rear view from the listing is shown below. 

djoining Residential Sales After Solar Farm Built
Solar Address Acres Date Sold Sales Price Built GBA $/GBA BR/BA Park Style Other

Adjoins 300 Claiborne 0.89 12/18/2021 $290,000 2002 1,568 $184.95  3/3 2-Car Br Rnch Bsmt
Not 405 Claiborne 0.41 2/1/2022 $267,750 2004 1,787 $149.83  3/2 2-Car Br Rnch Bsmt
Not 39 Pinhook 0.68 3/31/2022 $299,000 1992 1,680 $177.98  3/2 2-Car Br Rnch Bsmt
Not 5 Pinhook 0.70 4/7/2022 $309,900 1992 1,680 $184.46  3/2 2-Car Br Rnch Bsmt

Avg
Solar Address Time YB GLA BR/BA Park Other Total % Diff % Diff Distance

Adjoins 300 Claiborne $290,000 570
Not 405 Claiborne -$3,384 -$2,678 -$26,251 $235,437 19%
Not 39 Pinhook -$8,651 $14,950 -$15,947 $289,352 0%
Not 5 Pinhook -$9,576 $15,495 -$16,528 $299,291 -3%

5%
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This same home, 300 Claiborne sold again on October 14, 2022 for $332,000, or $42,000 higher or 
15% higher than it had just 10 months earlier.  The FHFA Home Price Index indicates an 8.3% 
increase over that time for the overall market, suggesting that this home is actually increasing in 
value faster than other properties in the area.  An updated photo from the 2022 listing is shown 
below. 
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The home at 410 Claiborne included an inground pool with significant landscaping around it that 
was a challenge.  Furthermore, two of the comparables had finished basements.  I made no 
adjustment for the pool on those two comparables and considered the two factors to cancel out 

 

 

The nine matched pairs considered in this analysis includes five that show no impact on value, one 
that shows a negative impact on value, and three that show a positive impact.  The negative 
indication supported by one matched pair is -7% and the positive impacts are +6% and +7%.  The 
two neutral indications show impacts of -5% to +5%.  The average indicated impact is +2% when all 
nine of these indicators are blended. 

Furthermore, the comments of the local real estate brokers strongly support the data that shows no 
negative impact on value due to the proximity to the solar farm.   

  

Adjoining Residential Sales After Solar Farm Built
Solar Address Acres Date Sold Sales Price Built GBA $/GBA BR/BA Park Style Other

Adjoins 410 Claiborne 0.31 2/10/2021 $275,000 2006 1,595 $172.41  3/2 2-Car Br Rnch Bsmt/Pool
Not 114 Austin 1.40 12/23/2020 $248,000 1994 1,650 $150.30  3/2 2-Car Br Rnch Bsmt
Not 125 Liza 0.29 6/25/2021 $315,000 2005 1,913 $164.66  4/3 2-Car Br Rnch Ktchn Bsmt
Not 130 Hannahs 0.42 2/9/2021 $295,000 2007 1,918 $153.81  3/3 2-Car Br Rnch Fin Bsmt

Avg
Solar Address Time YB GLA BR/BA Park Other Total % Diff % Diff Distance

Adjoins 410 Claiborne $275,000 1080
Not 114 Austin $3,413 $14,880 -$6,613 $20,000 $279,680 -2%
Not 125 Liza -$11,945 $1,575 -$41,890 -$10,000 $252,740 8%
Not 130 Hannahs $83 -$1,475 -$39,743 -$10,000 $243,864 11%

6%
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6. Matched Pair – White House Solar, Louisa, VA 

 

This project was built in 2016 for a solar project on a 499.52-acre tract for a 20 MW facility.  The 
closest single-family home is 110 feet away from the closest solar panel.  The average distance is 
1,195 feet. 
 
I have identified one recent adjoining home sale to the north of this project that sold in 2020.  I 
spoke with the broker, Stacie Chandler, who represented the buyer in that transaction.  She 
indicated that the solar farm had no impact on the price that they negotiated on that home.  That is 
supported by the matched pair shown below. 

The adjustments shown below make no adjustment for the difference in acreage for the smaller 
parcels.  One of these is on a smaller lot, but located in a golf course community with rear exposure 
to the golf course.  The other is in Mineral and while the lots are not the same size, they are similarly 
valued.  I also adjusted this property upward by $50,000 for the condition/lack of renovation.  This 
adjustment is based on the fact that this home was renovated following the 2020 purchase and then 
resold in 2021 for $75,000 more than the 2020 value.  Comparing the 2021 renovated price at 
$144/s.f. to the subject property and adjusting on the same rates would require a downward 
adjustment to the comparable of $10,400 for time, upward by $8,325 for year built, and downward 
by $5,000 for the extra half bathroom for an indicated adjusted value of $252,925 which suggests a 
5% reduction in value due to the solar farm.  Either way this comparable requires significant 
adjustments and suggests a range of -5% to 0% impact.  The Woodger comparable required less 
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adjustment and suggests an 11% enhancement due to proximity to the solar farm and that is 
without any consideration of this home having a superior exposure to a golf course. 

 

 

These matched pairs are generally challenging in that one is shown before and after a renovation 
suggesting impacts of -5% to 0%.  The comparable requiring the least adjustment is on a golf course 
but it also was not recently renovated which makes it less reliable.  Finally, the Carsons property 
was similar, but older and is not brick.  While I adjusted for those factors it really does not make for 
a great matched pair. 

The best indication by the matched pairs is -5% to 0%.  The broker involved in the transaction 
indicated that the solar farm had no impact on property value.  Given those comments and the 
range of impacts shown, I conclude that this home sale near the White House solar project indicates 
no impact on property value. 

  

Whitehouse Solar

Solar Address Acres Date Sold Sales Price Built GBA $/GBA BR/BA Park Style Other
Adjoins 127 Walnut Wds 4.09 3/27/2020 $240,000 1984 1,824 $131.58  3/2 2 Gar Br Rnch Reno

Not 126 Woodger 0.63 4/29/2019 $240,000 1992 1,956 $122.70  3/2+2 2 Gar Br Rnch Golf
Not 808 Virginia 0.51 3/16/2020 $185,000 1975 1,806 $102.44  3/2.5 2 Gar Br Rnch
Not 273 Carsons 3.94 9/29/2018 $248,500 1985 2,224 $111.74  4/3 Drive Ranch Not Brck

Adjoining Sales Adjusted
Address Time Ac/Loc YB GLA BR/BA Park Other Total % Diff Dist

127 Walnut Wds $240,000 1400
126 Woodger $6,569 -$9,600 -$12,957 -$10,000 $214,012 11%
808 Virginia $167 $8,325 $1,475 -$5,000 $50,000 $239,967 0%
273 Carsons $11,131 -$1,243 -$35,755 -$10,000 $15,000 $12,425 $240,059 0%

Average Diff 4%
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7. Matched Pair – Whitehorn Solar, Gretna, Pittsylvania, VA 

 

 
 

This project was built in 2021 for a solar project with 50 MW.  Adjoining uses are residential and 
agricultural.  There was a sale located at 1120 Taylors Mill Road that sold on December 20, 2021, 
which is about the time the solar farm was completed.  This sold for $224,000 for 2.02 acres with a 
2,079 s.f. mobile home on it that was built in 2010.  The property was listed for $224,000 and sold 
for that same price within two months (went under contract almost exactly 30 days from listing).  
This sales price works out to $108 per square foot.  This home is 255 feet from the nearest panel. 
 
I have compared this sale to an August 20, 2020 sale at 1000 Long Branch Drive that included 5.10 
acres with a 1,980 s.f. mobile home that was built in 1993 and sold for $162,000, or $81.82 per 
square foot.  Adjusting this upward for significant growth between this sale date and December 
2021 relied on data provided by the FHFA House Pricing Index, which indicates that for homes in 
the Roanoke, VA MSA would be expected to appreciate from $162,000 to $191,000 over that period 
of time.  Using $191,000 as the effective value as of the date of comparison, the indicated value of 
this sale works out to $96.46 per square foot.  Adjusting this upward by 17% for the difference in 
year built, but downward by 5% for the much larger lot size at this comparable, I derive an adjusted 
indication of value of $213,920, or $108 per square foot. 
 
This indicates no impact on value attributable to the new solar farm located across from the home 
on Taylors Mill Road. 
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8. Matched Pair – Altavista Solar, Altavista, Campbell County, VA 

 

 
 

This project was mostly built in 2021 with final construction finished in 2022.  This is an 80 MW 
facility on 720 acres just north of Roanoke River and west of Altavista.  Adjoining uses are 
residential and agricultural.   
 
I have done a Sale/Resale analysis of 3211 Leesville Road which is approximately 540 feet from the 
nearest solar panel.  There was an existing row of trees between this home and the panels that was 
supplemented with additional screening for a narrow landscaped buffer between the home and the 
solar panels.   
 
This home sold in December 2018 for $72,500 for this 1,451 s.f. home built in 1940 with a number 
of additional outbuildings on 3.35 acres.  This was before any announcement of a solar farm.  This 
home sold again on March 28, 2022 for $124,048 after the solar farm was constructed.  This shows 
a 71% increase in value on this property since 2018.  There was significant growth in the market 
between these dates and to accurately reflect that I have considered the FHFA House Price Index 
that is specific for the Lynchburg area of Virginia (the closest regional category), which shows an 
expected increase in home values over that same time period of 33.8%, which would suggest a 
normal growth in value up to $97,000.  The home sold for significantly more than this which 
certainly does not support a finding of a negative impact and in fact suggests a significant positive 
impact.  However, I was not able to discuss this sale with the broker and it is possible that the home 
also was renovated between 2018 and 2022, which may account for that additional increase in 
value.  Still give that the home increased in value so significantly over the initial amount there is no 
sign of any negative impact due to the solar farm adjacency.   
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Similarly, I looked at 3026 Bishop Creek Road that is approximately 600 feet from the nearest solar 
panel.  This home sold on July 16, 2019 for $120,000, which was before construction of the solar 
farm.  This home sold again on February 23, 2022 for $150,000.  This shows a 25% increase in 
value over that time period.  Using the same FHFA House Price Index Calculator, the expected 
increase in value was 29.2% for an indicated expected value of $155,000.  This is within 3% of the 
actual closed price, which supports a finding of no impact from the solar farm.  This home has a 
dense wooded area between it and the adjoining solar farm. 
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Conclusion 

The solar farm matched pairs shown above have similar characteristics to each other in terms of 
population, but with several outliers showing solar farms in far more urban areas.   The median 
income for the population within 1 mile of a solar farm among this subset of matched pairs is 
$58,651 with a median housing unit value of $264,681.  Most of the comparables are under 
$500,000 in the home price, with $483,333 being the high end of the set, though I have matched 
pairs in other states over $1,600,000 in price adjoining large solar farms.  The predominate 
adjoining uses are residential and agricultural.  These figures are in line with the larger set of solar 
farms that I have looked at with the predominant adjoining uses being residential and agricultural 
and similar to the solar farm breakdown shown for Virginia and adjoining states as well as the 
proposed subject property. 

Based on the similarity of adjoining uses and demographic data between these sites and the subject 
property, I consider it reasonable to compare these sites to the subject property.  

 

 

On the following page is a summary of the matched pairs for all of the solar farms noted above.  
They show a pattern of results from -7% to +7% with an average of 0% and a median finding of -1%.  
As can be seen in the chart of those results below, most of the data points are between -3% and 
+2%.  This variability is common with real estate and consistent with market “static.”  I therefore 
conclude that these results strongly support an indication of no impact on property value due to the 
adjacent solar farm.  Only 1 of the 18 data points show a negative impact greater than the typical 
variability due to market imperfection, while 2 of the 17 data points show a positive impact.  This 
leaves 15 of the 18 indications showing no impact and within the typical market 
variability/imperfection that would be expected for any property. 

Matched Pair Summary Adj. Uses By Acreage 1 mile Radius (2010-2023 Data)
Topo Med. Avg. Housing

Name City State Acres MW Shift Res Ag Ag/Res Com/Ind Population Income Unit Veg. Buffer
1 Clarke Cnty White Post VA 234 20.00 70 14% 39% 46% 1% 578 $81,022 $374,453 Light
2 Walker Barhamsville VA 485 20.00 N/A 12% 68% 20% 0% 203 $80,773 $320,076 Light
3 Sappony Stony Crk VA 322 20.00 N/A 2% 98% 0% 0% 74 $51,410 $155,208 Medium
4 Spotyslvania Paytes VA 3,500 500.00 160 37% 52% 11% 0% 74 $120,861 $483,333 Med to Hvy
5 Crittenden Crittenden KY 34 2.70 40 22% 51% 27% 0% 1,419 $60,198 $178,643 Light
6 White House Louisa VA 500 20.00 N/A 24% 55% 18% 3% 409 $57,104 $209,286 Medium
7 Whitehorn Gretna VA N/A 50.00 N/A N/A N/A N/A N/A 166 $43,179 $168,750 None to Lgt
8 Altavista Altavista VA 720 80.00 N/A N/A N/A N/A N/A 7 $50,000 $341,667 Light

Average 828 89.09 90 19% 61% 20% 1% 366 $68,068 $278,927
Median 485 20.00 70 18% 54% 19% 0% 185 $58,651 $264,681

High 3,500 500.00 160 37% 98% 46% 3% 1,419 $120,861 $483,333
Low 34 2.70 40 2% 39% 0% 0% 7 $43,179 $155,208

Arvonia
1 Mile Radius 595 80.00 100 18% 63% 18% 1% 251 $46,387 $181,013
3 Mile Radius 595 80.00 100 18% 63% 18% 1% 1,595 $45,605 $168,567
5 Mile Radius 595 80.00 100 18% 63% 18% 1% 2,503 $48,042 $181,382
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Residential Dwelling Matched Pairs Adjoining Solar Farms

Approx Adj. Sale Veg.
Pair Solar Farm City State Area MW Distance Tax ID/Address Date Sale Price Price % Diff Buffer

1 Clarke Cnty White Post VA Rural 20 1230 833 Nations Spr Jan-17 $295,000 Light

6801 Middle Dec-17 $249,999 $296,157 0%

2 Walker Barhamsville VA Rural 20 250 5241 Barham Oct-18 $264,000 Light

9252 Ordinary Jun-19 $277,000 $246,581 7%

3 Clarke Cnty White Post VA Rural 20 1230 833 Nations Spr Aug-19 $385,000 Light

2393 Old Chapel Aug-20 $330,000 $389,286 -1%

4 Sappony Stony Creek VA Rural 20 1425 12511 Palestine Jul-18 $128,400 Medium

6494 Rocky Branch Nov-18 $100,000 $131,842 -3%

5 Spotsylvania Paytes VA Rural 617 1270 12901 Orange Plnk Aug-20 $319,900 Medium

12717 Flintlock Dec-20 $290,000 $326,767 -2%

6 Spotsylvania Paytes VA Rural 617 1950 9641 Nottoway May-20 $449,900 Medium

11626 Forest Aug-20 $489,900 $430,246 4%

7 Spotsylvania Paytes VA Rural 617 1171 13353 Post Oak Sep-20 $300,000 Heavy

12810 Catharpin Jan-20 $280,000 $299,008 0%

8 Crittenden Crittenden KY Suburban 2.7 373 250 Claiborne Jan-19 $120,000 Light

315 N Fork May-19 $107,000 $120,889 -1%

9 Crittenden Crittenden KY Suburban 2.7 488 300 Claiborne Sep-18 $213,000 Light

1795 Bay Valley Dec-17 $231,200 $228,180 -7%

10 Crittenden Crittenden KY Suburban 2.7 720 350 Claiborne Jul-18 $245,000 Light

2160 Sherman Jun-19 $265,000 $248,225 -1%

11 Crittenden Crittenden KY Suburban 2.7 930 370 Claiborne Aug-19 $273,000 Light

125 Lexington Apr-18 $240,000 $254,751 7%

12 Crittenden Crittenden KY Suburban 2.7 665 330 Claiborne Dec-19 $282,500 Light

2160 Sherman Jun-19 $265,000 $290,680 -3%

13 Crittenden Crittenden KY Suburban 2.7 390 260 Claiborne Oct-21 $175,000 Light

546 Waterworks Apr-21 $179,500 $171,510 2%

14 Crittenden Crittenden KY Suburban 2.7 570 300 Claiborne Dec-21 $290,000 Light

39 Pinhook Mar-22 $299,000 $289,352 0%

15 Crittenden Crittenden KY Suburban 2.7 1080 410 Claiborne Feb-21 $275,000 Light

114 Austin Dec-20 $248,000 $279,680 -2%

16 White House Louisa VA Rural 20 1400 127 Walnut Mar-20 $240,000 Light

126 Woodger Apr-19 $240,000 $239,967 0%

17 Whitehorn Gretna VA Rural 50 255 1120 Taylors Mill Dec-21 $224,000 Light

1000 Long Branch Aug-20 $162,000 $213,920 5%

18 Altavista Altavista VA Rural 80 600 3026 Bishop Crk Feb-22 $150,000 Heavy

3026 Bishop Crk Jul-19 $120,000 $155,000 -3%

Avg. Indicated

MW Distance Impact

Average 116.81 889 Average 0%

Median 20.00 825 Median -1%

High 617.00 1,950 High 7%

Low 2.70 250 Low -7%
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B. Southeastern USA Data – Over 5 MW 
 
Conclusion – SouthEast Over 5 MW 

 

The solar farm matched pairs shown above have similar characteristics to each other in terms of 
population, but with several outliers showing solar farms in farm more urban areas.   The median 
income for the population within 1 mile of a solar farm is $60,037 with a median housing unit value 
of $231,408.  Most of the comparables are under $300,000 in the home price, with $483,333 being 
the high end of the set, though I have matched pairs in multiple states over $1,000,000 adjoining 
solar farms.  The adjoining uses show that residential and agricultural uses are the predominant 
adjoining uses.  These figures are in line with the larger set of solar farms that I have looked at with 
the predominant adjoining uses being residential and agricultural and similar to the solar farm 
breakdown shown for Virginia and adjoining states as well as the proposed subject property. 

Based on the similarity of adjoining uses and demographic data between these sites and the subject 
property, I consider it reasonable to compare these sites to the subject property.  

I have pulled 56 matched pairs from the above referenced solar farms to provide the following 
summary of home sale matched pairs and land sales next to solar farms.  The summary shows that 
the range of differences is from -10% to +10% with an average of +1% and median of +1%.  This 
means that the average and median impact is for a slight positive impact due to adjacency to a solar 
farm.  However, this +1 to rate is within the typical variability I would expect from real estate.  I 
therefore conclude that this data shows no negative or positive impact due to adjacency to a solar 
farm. 
 
While the range is seemingly wide, the graph below clearly shows that the vast majority of the data 
falls between -5% and +5% and most of those are clearly in the 0 to +5% range.  This data strongly 
supports an indication of no impact on adjoining residential uses to a solar farm. 

Southeast USA Over 5 MW
Matched Pair Summary Adj. Uses By Acreage 1 mile Radius (2010-2020 Data)

Topo Med. Avg. Housing Veg.
Name City State Acres MW Shift Res Ag Ag/Res Com/Ind Pop. Income Unit Buffer

1 AM Best Goldsboro NC 38 5.00 2 38% 0% 23% 39% 1,523 $37,358 $148,375 Light
2 Mulberry Selmer TN 160 5.00 60 13% 73% 10% 3% 467 $40,936 $171,746 Lt to Med
3 Leonard Hughesville MD 47 5.00 20 18% 75% 0% 6% 525 $106,550 $350,000 Light
4 Gastonia SC Gastonia NC 35 5.00 48 33% 0% 23% 44% 4,689 $35,057 $126,562 Light
5 Summit Moyock NC 2,034 80.00 4 4% 0% 94% 2% 382 $79,114 $281,731 Light
6 Tracy Bailey NC 50 5.00 10 29% 0% 71% 0% 312 $43,940 $99,219 Heavy
7 Manatee Parrish FL 1,180 75.00 20 2% 97% 1% 0% 48 $75,000 $291,667 Heavy
8 McBride Midland NC 627 75.00 140 12% 10% 78% 0% 398 $63,678 $256,306 Lt to Med
9 Mariposa Stanley NC 36 5.00 96 48% 0% 52% 0% 1,716 $36,439 $137,884 Light

10 Clarke Cnty White Post VA 234 20.00 70 14% 39% 46% 1% 578 $81,022 $374,453 Light
11 Simon Social Circle GA 237 30.00 71 1% 63% 36% 0% 203 $76,155 $269,922 Medium
12 Candace Princeton NC 54 5.00 22 76% 24% 0% 0% 448 $51,002 $107,171 Medium
13 Walker Barhamsville VA 485 20.00 N/A 12% 68% 20% 0% 203 $80,773 $320,076 Light
14 Innov 46 Hope Mills NC 532 78.50 0 17% 83% 0% 0% 2,247 $58,688 $183,435 Light
15 Innov 42 Fayetteville NC 414 71.00 0 41% 59% 0% 0% 568 $60,037 $276,347 Light
16 Sunfish Willow Spring NC 50 6.40 30 35% 35% 30% 0% 1,515 $63,652 $253,138 Light
17 Sappony Stony Crk VA 322 20.00 N/A 2% 98% 0% 0% 74 $51,410 $155,208 Light
18 Camden Dam Camden NC 50 5.00 0 17% 72% 11% 0% 403 $84,426 $230,288 Light
19 Grandy Grandy NC 121 20.00 10 55% 24% 0% 21% 949 $50,355 $231,408 Light
20 Champion Pelion SC 100 10.00 N/A 4% 70% 8% 18% 1,336 $46,867 $171,939 Light
21 Barefoot Bay Barefoot Bay FL 504 74.50 0 11% 87% 0% 3% 2,446 $36,737 $143,320 Lt to Med
22 Miami-Dade Miami FL 347 74.50 0 26% 74% 0% 0% 127 $90,909 $403,571 Light
23 Spotyslvania Paytes VA 3,500 617.00 160 37% 52% 11% 0% 74 $120,861 $483,333 Md to Hvy

Average 485 57.04 38 24% 48% 22% 6% 923 $63,955 $237,700
Median 234 20.00 20 17% 59% 11% 0% 467 $60,037 $231,408

High 3,500 617.00 160 76% 98% 94% 44% 4,689 $120,861 $483,333
Low 35 5.00 0 1% 0% 0% 0% 48 $35,057 $99,219
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I therefore conclude that these matched pairs support a finding of no impact on value at the subject 
property for the proposed project, which as proposed will include a landscaped buffer to screen 
adjoining residential properties. 
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C. Summary of National Data on Solar Farms 
 
I have worked in 25 states related to solar farms and I have been tracking matched pairs in most of 
those states.  On the following pages I provide a brief summary of those findings showing 39 solar 
farms over 5 MW studied with each one providing matched pair data supporting the findings of this 
report. 
 
The solar farms summary is shown below with a summary of the matched pair data shown on the 
following page. 
 

 
 

Matched Pair Summary Adj. Uses By Acreage 1 mile Radius (2020 Data)
Topo Med. Avg. Housing

Name City State Acres MW Shift Res Ag Ag/Res Com/Ind Population Income Unit Veg. Buffer
1 AM Best Goldsboro NC 38 5.00 2 38% 0% 23% 39% 1,523 $37,358 $148,375 Light
2 Mulberry Selmer TN 160 5.00 60 13% 73% 10% 3% 467 $40,936 $171,746 Lt to Med
3 Leonard Hughesville MD 47 5.00 20 18% 75% 0% 6% 525 $106,550 $350,000 Light
4 Gastonia SC Gastonia NC 35 5.00 48 33% 0% 23% 44% 4,689 $35,057 $126,562 Light
5 Summit Moyock NC 2,034 80.00 4 4% 0% 94% 2% 382 $79,114 $281,731 Light
6 Tracy Bailey NC 50 5.00 10 29% 0% 71% 0% 312 $43,940 $99,219 Heavy
7 Manatee Parrish FL 1,180 75.00 20 2% 97% 1% 0% 48 $75,000 $291,667 Heavy
8 McBride Midland NC 627 75.00 140 12% 10% 78% 0% 398 $63,678 $256,306 Lt to Med
9 Grand Ridge Streator IL 160 20.00 1 8% 87% 5% 0% 96 $70,158 $187,037 Light

10 Dominion Indianapolis IN 134 8.60 20 3% 97% 0% 0% 3,774 $61,115 $167,515 Light
11 Mariposa Stanley NC 36 5.00 96 48% 0% 52% 0% 1,716 $36,439 $137,884 Light
12 Clarke Cnty White Post VA 234 20.00 70 14% 39% 46% 1% 578 $81,022 $374,453 Light
13 Flemington Flemington NJ 120 9.36 N/A 13% 50% 28% 8% 3,477 $105,714 $444,696 Lt to Med
14 Frenchtown Frenchtown NJ 139 7.90 N/A 37% 35% 29% 0% 457 $111,562 $515,399 Light
15 McGraw East Windsor NJ 95 14.00 N/A 27% 44% 0% 29% 7,684 $78,417 $362,428 Light
16 Tinton Falls Tinton Falls NJ 100 16.00 N/A 98% 0% 0% 2% 4,667 $92,346 $343,492 Light
17 Simon Social Circle GA 237 30.00 71 1% 63% 36% 0% 203 $76,155 $269,922 Medium
18 Candace Princeton NC 54 5.00 22 76% 24% 0% 0% 448 $51,002 $107,171 Medium
19 Walker Barhamsville VA 485 20.00 N/A 12% 68% 20% 0% 203 $80,773 $320,076 Light
20 Innov 46 Hope Mills NC 532 78.50 0 17% 83% 0% 0% 2,247 $58,688 $183,435 Light
21 Innov 42 Fayetteville NC 414 71.00 0 41% 59% 0% 0% 568 $60,037 $276,347 Light
22 Demille Lapeer MI 160 28.40 10 10% 68% 0% 22% 2,010 $47,208 $187,214 Light
23 Turrill Lapeer MI 230 19.60 10 75% 59% 0% 25% 2,390 $46,839 $110,361 Light
24 Sunfish Willow Spring NC 50 6.40 30 35% 35% 30% 0% 1,515 $63,652 $253,138 Light
25 Picture Rocks Tucson AZ 182 20.00 N/A 6% 88% 6% 0% 102 $81,081 $280,172 None
26 Avra Valley Tucson AZ 246 25.00 N/A 3% 94% 3% 0% 85 $80,997 $292,308 None
27 Sappony Stony Crk VA 322 20.00 N/A 2% 98% 0% 0% 74 $51,410 $155,208 Medium
28 Camden Dam Camden NC 50 5.00 0 17% 72% 11% 0% 403 $84,426 $230,288 Light
29 Grandy Grandy NC 121 20.00 10 55% 24% 0% 21% 949 $50,355 $231,408 Light
30 Champion Pelion SC 100 10.00 N/A 4% 70% 8% 18% 1,336 $46,867 $171,939 Light
31 Eddy II Eddy TX 93 10.00 N/A 15% 25% 58% 2% 551 $59,627 $139,088 Light
32 Somerset Somerset TX 128 10.60 N/A 5% 95% 0% 0% 1,293 $41,574 $135,490 Light
33 DG Amp Piqua Piqua OH 86 12.60 2 26% 16% 58% 0% 6,735 $38,919 $96,555 Light
34 Barefoot Bay Barefoot Bay FL 504 74.50 0 11% 87% 0% 3% 2,446 $36,737 $143,320 Lt to Med
35 Miami-Dade Miami FL 347 74.50 0 26% 74% 0% 0% 127 $90,909 $403,571 Light
36 Spotyslvania Paytes VA 3,500 500.00 160 37% 52% 11% 0% 74 $120,861 $483,333 Med to Hvy
37 Whitehorn Gretna VA N/A 50.00 N/A N/A N/A N/A N/A 166 $43,179 $168,750 None to Lt
38 Altavista Altavista VA 720 80.00 N/A N/A N/A N/A N/A 7 $50,000 $341,667 Light
39 Hattiesburg Hattiesburg MS 400 50.00 N/A 10% 85% 5% 0% 1,065 $28,545 $129,921 Med

Average 372 40.43 32 24% 53% 19% 6% 1,431 $64,314 $240,236
Median 160 20.00 10 15% 59% 6% 0% 551 $60,037 $230,288

High 3,500 500.00 160 98% 98% 94% 44% 7,684 $120,861 $515,399
Low 35 5.00 0 1% 0% 0% 0% 7 $28,545 $96,555
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From these 39 solar farms, I have derived 90 matched pairs.  The matched pairs show no negative 
impact at distances as close as 105 feet between a solar panel and the nearest point on a home.  
The range of impacts is -10% to +22% with an average and median of +1%.  The one +22% finding is 
an outlier with the range excluding that one sale being -10% to +10%, which I consider to be the 
more reliable range of findings. 
 

  
 
 
While the range is broad, the two charts below show the data points in range from lowest to highest.  
There is only 3 data points out of 94 that show a negative impact.  The rest support either a finding 
of no impact or 9 of the data points suggest a positive impact due to adjacency to a solar farm.  As 
discussed earlier in this report, I consider this data to strongly support a finding of no impact on 
value as most of the findings are within typical market variation and even within that, most are 
mildly positive findings. 
 

 

Avg.

MW Distance

Average 48.78 568

Median 18.00 400

High 617.00 2,020

Low 5.00 145

% Dif

Average 1%

Median 1%

High 22%

Low -10%
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IX. Distance Between Homes and Panels 
 
I have measured distances at matched pairs as close as 105 feet between panel and home to show 
no impact on value.  This measurement goes from the closest point on the home to the closest solar 
panel.  This is a strong indication that at this distance there is no impact on adjoining homes. 

However, in tracking other approved solar farms across Virginia, North Carolina and other states, I 
have found that it is common for there to be homes within 100 to 150 feet of solar panels.  Given the 
visual barriers in the form of privacy fencing or landscaping, there is no sign of negative impact.    

I have also tracked a number of locations where solar panels are between 50 and 100 feet of single-
family homes.  In these cases the landscaping is typically a double row of more mature evergreens at 
time of planting.  There are many examples of solar farms with one or two homes closer than 100-
feet, but most of the adjoining homes are further than that distance.   

X. Scope of Research 
 
I have researched over 1,000 solar farms and sites on which solar farms are existing and proposed 
in Virginia, Illinois, Tennessee, North Carolina, Kentucky as well as other states to determine what 
uses are typically found in proximity with a solar farm.  The data I have collected and provide in this 
report strongly supports the assertion that solar farms are having no negative consequences on 
adjoining agricultural and residential values.   

Beyond these references, I have quantified the adjoining uses for a number of solar farm 
comparables to derive a breakdown of the adjoining uses for each solar farm.  The chart below 
shows the breakdown of adjoining or abutting uses by total acreage.  
 

 
 
 
I have also included a breakdown of each solar farm by number of adjoining parcels to the solar 
farm rather than based on adjoining acreage.  Using both factors provide a more complete picture of 
the neighboring properties. 
 

Percentage By Adjoining Acreage
Closest All Res All Comm

Res Ag Res/AG Comm Ind Avg Home Home Uses Uses

Average 19% 53% 20% 2% 6% 887        344     91% 8%

Median 11% 56% 11% 0% 0% 708        218     100% 0%

High 100% 100% 100% 93% 98% 5,210     4,670  100% 98%

Low 0% 0% 0% 0% 0% 90          25       0% 0%

Res = Residential, Ag = Agriculture, Com = Commercial

Total Solar Farms Considered: 705
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Both of the above charts show a marked residential and agricultural adjoining use for most solar 
farms.  Every single solar farm considered included an adjoining residential or 
residential/agricultural use.   
 
 
 

  

Percentage By Number of Parcels Adjoining
Closest All Res All Comm

Res Ag Res/AG Comm Ind Avg Home Home Uses Uses

Average 61% 24% 9% 2% 4% 887        344     93% 6%

Median 65% 19% 5% 0% 0% 708        218     100% 0%

High 100% 100% 100% 60% 78% 5,210     4,670  105% 78%

Low 0% 0% 0% 0% 0% 90          25       0% 0%

Res = Residential, Ag = Agriculture, Com = Commercial

Total Solar Farms Considered: 705
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XI. Specific Factors Related To Impacts on Value 
 

I have completed a number of Impact Studies related to a variety of uses and I have found that the 
most common areas for impact on adjoining values typically follow a hierarchy with descending 
levels of potential impact.  I will discuss each of these categories and how they relate to a solar farm. 
  

1. Hazardous material 
2. Odor 
3. Noise 
4. Traffic 
5. Stigma 
6. Appearance 

 
1. Hazardous material 

A solar farm presents no potential hazardous waste byproduct as part of normal operation.  Any 
fertilizer, weed control, vehicular traffic, or construction will be significantly less than typically 
applied in a residential development and even most agricultural uses. 

The various solar farms that I have inspected and identified in the addenda have no known 
environmental impacts associated with the development and operation. 

2. Odor 

The various solar farms that I have inspected produced no odor. 

3. Noise 

Whether discussing passive fixed solar panels, or single-axis trackers, there is no negative impact 
associated with noise from a solar farm.  The transformer reportedly has a hum similar to an HVAC 
that can only be heard in close proximity to this transformer and the buffers on the property are 
sufficient to make emitted sounds inaudible from the adjoining properties.  Even less sound is 
emitted from the facility at night. 

The various solar farms that I have inspected were inaudible from the roadways. 

4. Traffic 

The solar farm will have no onsite employee’s or staff.  The site requires only minimal maintenance.  
Relative to other potential uses of the site (such as a residential subdivision), the additional traffic 
generated by a solar farm use on this site is insignificant. 

5. Stigma 

There is no stigma associated with solar farms and solar farms and people generally respond 
favorably towards such a use.  While an individual may express concerns about proximity to a solar 
farm, there is no specific stigma associated with a solar farm.  Stigma generally refers to things such 
as adult establishments, prisons, rehabilitation facilities, and so forth.   

Solar panels have no associated stigma and in smaller collections are found in yards and roofs in 
many residential communities.  Solar farms are adjoining elementary, middle and high schools as 
well as churches and subdivisions.  I note that one of the solar farms in this report not only adjoins 
a church, but is actually located on land owned by the church.  Solar panels on a roof are often 
cited as an enhancement to the property in marketing brochures. 
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I see no basis for an impact from stigma due to a solar farm. 

6. Appearance 

I note that larger solar farms using fixed or tracking panels are a passive use of the land that is in 
keeping with a rural/residential area.  As shown below, solar farms are comparable to larger 
greenhouses.  This is not surprising given that a greenhouse is essentially another method for 
collecting passive solar energy.  The greenhouse use is well received in residential/rural areas and 
has a similar visual impact as a solar farm. 

  

 

The solar panels are all less than 15 feet high, which means that the visual impact of the solar 
panels will be similar in height to a typical greenhouse and lower than a single-story residential 
dwelling.  Were the subject property developed with single family housing, that development would 
have a much greater visual impact on the surrounding area given that a two-story home with attic 
could be three to four times as high as these proposed panels.   

Whenever you consider the impact of a proposed project on viewshed or what the adjoining owners 
may see from their property it is important to distinguish whether or not they have a protected 
viewshed or not.  Enhancements for scenic vistas are often measured when considering properties 
that adjoin preserved open space and parks.  However, adjoining land with a preferred view today 
conveys no guarantee that the property will continue in the current use.  Any consideration of the 
impact of the appearance requires a consideration of the wide variety of other uses a property 
already has the right to be put to, which for solar farms often includes subdivision development, 
agricultural business buildings such as poultry, or large greenhouses and the like. 

Dr. Randall Bell, MAI, PhD, and author of the book Real Estate Damages, Third Edition, on Page 
146 “Views of bodies of water, city lights, natural settings, parks, golf courses, and other amenities 
are considered desirable features, particularly for residential properties.”  Dr. Bell continues on Page 
147 that “View amenities may or may not be protected by law or regulation.  It is sometimes argued 
that views have value only if they are protected by a view easement, a zoning ordinance, or 
covenants, conditions, and restrictions (CC&Rs), although such protections are relatively 
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uncommon as a practical matter.  The market often assigns significant value to desirable views 
irrespective of whether or not such views are protected by law.” 

Dr. Bell concludes that a view enhances adjacent property, even if the adjacent property has no legal 
right to that view.  He then discusses a “borrowed” view where a home may enjoy a good view of 
vacant land or property beyond with a reasonable expectation that the view might be partly or 
completely obstructed upon development of the adjoining land.  He follows that with “This same 
concept applies to potentially undesirable views of a new development when the development 
conforms to applicable zoning and other regulations.  Arguing value diminution in such cases is 
difficult, since the possible development of the offending property should have been known.”  In 
other words, if there is an allowable development on the site then arguing value diminution with 
such a development would be difficult.  This further extends to developing the site with alternative 
uses that are less impactful on the view than currently allowed uses.   

This gets back to the point that if a property has development rights and could currently be 
developed in such a way that removes the viewshed such as a residential subdivision, then a less 
intrusive use such as a solar farm that is easily screened by landscaping would not have a greater 
impact on the viewshed of any perceived value adjoining properties claim for viewshed.  Essentially, 
if there are more impactful uses currently allowed, then how can you claim damages for a less 
impactful use. 
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XII. Conclusion 
 
The matched pair analysis shows no negative impact in home values due to abutting or adjoining a 
solar farm as well as no impact to abutting or adjacent vacant residential or agricultural land.  The 
criteria that typically correlates with downward adjustments on property values such as noise, odor, 
and traffic all support a finding of no impact on property value. 

Very similar solar farms in very similar areas have been found by hundreds of towns and counties 
not to have a substantial injury to abutting or adjoining properties, and many of those findings of no 
impact have been upheld by appellate courts.  Similar solar farms have been approved adjoining 
agricultural uses, schools, churches, and residential developments.   

I have found no difference in the mix of adjoining uses or proximity to adjoining homes based on the 
size of a solar farm and I have found no significant difference in the matched pair data adjoining 
larger solar farms versus smaller solar farms.  The data in the Southeast is consistent with the 
larger set of data that I have nationally, as is the more specific data located in and around Virginia. 

Based on the data and analysis in this report, it is my professional opinion that the solar farm 
proposed at the subject property will have no negative impact on the value of adjoining or abutting 
property.   I note that some of the positive implications of a solar farm that have been expressed by 
people living next to solar farms include protection from future development of residential 
developments or other more intrusive uses, reduced dust, odor and chemicals from former farming 
operations, protection from light pollution at night, it’s quiet, and there is no traffic. 
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XIII. Certification 
 
I certify that, to the best of my knowledge and belief: 

1. The statements of fact contained in this report are true and correct; 

2. The reported analyses, opinions, and conclusions are limited only by the reported assumptions and limiting 
conditions, and are my personal, unbiased professional analyses, opinions, and conclusions; 

3. I have no present or prospective interest in the property that is the subject of this report and no personal 
interest with respect to the parties involved; 

4. I have no bias with respect to the property that is the subject of this report or to the parties involved with this 
assignment; 

5. My engagement in this assignment was not contingent upon developing or reporting predetermined results; 

6. My compensation for completing this assignment is not contingent upon the development or reporting of a 
predetermined value or direction in value that favors the cause of the client, the amount of the value opinion, 
the attainment of a stipulated result, or the occurrence of a subsequent event directly related to the intended 
use of the appraisal; 

7. The reported analyses, opinions, and conclusions were developed, and this report has been prepared, in 
conformity with the requirements of the Code of Professional Ethics and Standards of Professional Appraisal 
Practice of the Appraisal Institute; 

8. My analyses, opinions and conclusions were developed, and this report has been prepared, in conformity with 
the Uniform Standards of Professional Appraisal Practice. 

9. The use of this report is subject to the requirements of the Appraisal Institute relating to review by its duly 
authorized representatives; 

10. I have not made a personal inspection of the property that is the subject of this report, and; 

11. No one provided significant real property appraisal assistance to the person signing this certification. 

12. As of the date of this report I have completed the continuing education program for Designated Members of 
the Appraisal Institute; 

13. I provided an earlier analysis on this project with a slightly different layout on November 11, 2019 and again 
on February 13, 2023.  I have not completed any other appraisal related assignments regarding this project 
within the three years prior to engagement in this current assignment. 

Disclosure of the contents of this appraisal report is governed by the bylaws and regulations of the Appraisal Institute 
and the National Association of Realtors. 

Neither all nor any part of the contents of this appraisal report shall be disseminated to the public through advertising 
media, public relations media, news media, or any other public means of communications without the prior written 
consent and approval of the undersigned. 

  
Richard C. Kirkland, Jr., MAI 
State Certified General Appraiser 
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Supervisor/Trainee Class 2015 
Business Practices and Ethics 2014 
Subdivision Valuation 2014 
Uniform Standards of Professional Appraisal Practice Update 2014 
Introduction to Vineyard and Winery Valuation 2013 
Appraising Rural Residential Properties 2012 
Uniform Standards of Professional Appraisal Practice Update 2012 
Supervisors/Trainees 2011 
Rates and Ratios: Making sense of GIMs, OARs, and DCFs 2011 
Advanced Internet Search Strategies 2011 
Analyzing Distressed Real Estate 2011 
Uniform Standards of Professional Appraisal Practice Update 2011 
Business Practices and Ethics 2011 
Appraisal Curriculum Overview (2 Days – General) 2009 
Appraisal Review - General 2009 
Uniform Standards of Professional Appraisal Practice Update 2008 
Subdivision Valuation: A Comprehensive Guide 2008 
Office Building Valuation: A Contemporary Perspective 2008 
Valuation of Detrimental Conditions in Real Estate 2007 
The Appraisal of Small Subdivisions 2007 
Uniform Standards of Professional Appraisal Practice Update 2006 
Evaluating Commercial Construction 2005 
Conservation Easements 2005 
Uniform Standards of Professional Appraisal Practice Update 2004 
Condemnation Appraising 2004 
Land Valuation Adjustment Procedures 2004 
Supporting Capitalization Rates 2004 
Uniform Standards of Professional Appraisal Practice, C   2002 
Wells and Septic Systems and Wastewater Irrigation Systems 2002 
Appraisals 2002 2002 
Analyzing Commercial Lease Clauses 2002 
Conservation Easements 2000 
Preparation for Litigation 2000 
Appraisal of Nonconforming Uses 2000 
Advanced Applications 2000 
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Advanced Sales Comparison and Cost Approaches 1999 
Advanced Income Capitalization 1998 
Valuation of Detrimental Conditions in Real Estate 1999 
Report Writing and Valuation Analysis 1999 
Property Tax Values and Appeals 1997 
Uniform Standards of Professional Appraisal Practice, A & B     1997 
Basic Income Capitalization 1996 
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Buckingham County Special Use Permit Application Page 10 

APPLICATION FOR A TRAFFIC IMPACT DETERMINATION 
Please fill out the following information before presenting to VDOT: 

Case Number / File Name:  

Applicant:  

Location:  

Proposed Use:  

For VDOT use only: 

A Traffic Impact Statement is required per 24 VAC 30-155-60. 

 A Traffic Impact Statement is not required. The traffic generated by the 
proposed zoning change / development does not exceed normal thresholds. 

 The Traffic Impact Analysis has been waived by the Zoning / Planning 
Department for the following reasons: 

Does the existing entrance meet VDOT requirements for the proposed use? 
Yes   No If no, please explain the necessary steps to bring into 
compliance with the requirements for the proposed use: 

Signature of VDOT Resident Engineer: 

Printed Name:   Date: 

Scott.Dunn
Contractor
Mountain Pine Arvonia & Mountain Pine Arvonia II

Scott.Dunn
Contractor
Tax Maps, 43-50, 43-50A, 43-51, 43-41, 54-190, 54-157 (New Canton)

Scott.Dunn
Contractor
Solar

Scott.Dunn
Contractor
TBD/Not Assigned

Brian.Lokker
Text Box
X

Brian.Lokker
Text Box
X

Brian.Lokker
Text Box
Access points to Department maintained roadways will be evaluated through the County site plan review process for compliance with Department regulations and standards.The DRAFT Arvonia Solar Traffic Route and Evaluation Study dated September 2023 provided to the Department by the applicant does not provide sufficient information to fully evaluate the construction traffic impacts.  Study comments can follow after a formal submission through the County review process. 

Brian.Lokker
Text Box
B.Lokker, PE (Asst RE)

Brian.Lokker
Text Box
10-6-23



Buckingham County Planning Commission 
December 18, 2023 

Administration Building 
6:00 PM 

Introduction Case 23-SUP336 
  

 
 
Owner/Applicant:   Landowner C & S Retreats LLC 
     14585 S Constitution Route 
     Scottsville VA  24590 
      
   Applicant Lynne Plante, Kwik Permits LLC    
     14411 Round Lick Lane 
     Centreville VA  20120 
  
 
Property Information:   Tax Map 16 Parcel 61 containing approximately 245.57 acres, located at 14585 S 
Constitution Route Scottsville VA  24590, Slate River Magisterial District.  
 
Zoning District:  Agricultural District (A-1) 
 
Request: The Applicant wishes to Obtain a Special Use Permit to Construct a mechanical equipment shed 
to house and protect maintenance equipment.   
 
Background/Zoning Information:  The parcel is located on State Route 20 at 14585 S Constitution Route 
Scottsville VA  24590, Tax Map 16 Parcel 61 containing approximately 245.57 acres, Slate River Magisterial 
District.  The landowner is C & S Retreats LLC, and the applicant is Lynne Plante, Kwik Permits LLC.  This 
property is zoned Agriculture (A-1), and a Special Use Permit 18-SUP261, was approved November 13, 
2018 by the Board of Supervisors, for the construction and operation of a private corporate retreat.  A 
copy of this file is attached.  The written narrative contained in the application for the existing approved 
Special Use Permit contains specific information regarding the number of buildings to be constructed 
under the request of the special use permit.  All of the structures included in that request have been built.  
The building requested in the new application, 23-SUP336, constitutes this new request as it is not 
included in the parameters of 18-SUP261, and further supports the use and activities of the private 
corporate retreat.   The Zoning Ordinance states,”A nonconforming use of property or a conforming use 
the requirements for which are changed by this ordinance, shall comply with the requirements of this 
ordinance before it is expanded or enlarged or additional buildings or structures may be constructed 
or added to carry out or support the use”.  The conversations for the construction of this new building 
began late 2022 with a follow up meeting to discuss necessary steps forward.  Mr. Waltman sent a SUP 
application to be reviewed on January 4, 2023 and I responded on January 12, 2023 informing him that 
the application was incomplete.  The discussion started again when a zoning/building permit application 
was received September 6, 2023 from Lynne Plant, Kwik Permits LLC.  Once again, this request required a 
SUP application to move forward.   The Zoning Ordinance does not allow a private corporate retreat and 
the uses and activities therein as a Permitted Use.  However, Within the A-I Agricultural District, a private 



corporate retreat, and its uses and activities, may be permitted by the Buckingham County Board of 
Supervisors by a Special Use Permit following recommendation by the Planning Commission in accordance 
with this ordinance and the Code of Virginia. The Planning Commission may recommend and the Board 
may impose conditions to ensure protection of the district if the Special Use Permit is approved.  The 
application is attached. 
 
Below are conditions that you may consider attaching to the request if approved: 
 
1. That all federal, state and local regulations, ordinances and laws be strictly adhered to. 
 
2. Right of ways and roadway shoulders shall not be used for parking. 
 
3. The property shall be kept neat and orderly. 
 
4. That the applicant pursues a commercial solid waste container and follow the County Solid 
Waste Ordinance. 
 
5. That all documentation submitted by the applicant in support of this special use permit 
request becomes a part of the conditions except that any such documentation that may be 
inconsistent with these enumerated conditions shall be superseded by these conditions. 
 
6. Nothing in this approval shall be deemed to obligate the County to acquire any interest in 
property, to construct, maintain or operate any facility or to grant any permits or approvals 
except as may be directly related hereto. 
 
7. The County Zoning Administrator and one other County staff member, as appointed by the 
County Administrator, shall be allowed to enter the property, with proper notice, if a complaint 
is registered against the property for noncompliance with this permit. Any complaints not solely 
related to this permit will be given to the appropriate department or agency. 
 
8. In the event that any one or more of the conditions is declared void for any reason whatever, 
such decision shall not affect the remaining portion of the permit, which shall remain in full 
force and effect, and for this purpose, the provisions of this are hereby declared to be severable 
 
9. That any infraction of the above mentioned conditions could lead to a stop order and 
discontinuation of the special use permit, if it be the wishes of the Board of Supervisors. 
 
10. That the applicant(s) and landowner(s) understands the conditions and agrees to the 
conditions. 
 
 

























































Buckingham County Planning Commission 
December 18, 2023 

Administration Building 
6:00 PM 

Introduction Case 23-SUP337  
 
Owner/Applicant:   Landowner Leon & Catherine Smucker 
     1008 Little Creek Road 
     Dillwyn VA  239369 
          
   Applicant Jonathan King 
     328 Johnson Station Road 
     Dillwyn VA  23936 
 
Property Information:   Tax Map 99, Parcel 18 containing approximately 47.057 acres, located 
at 1008 Little Creek Road Dillwn VA  23936, Marshall Magisterial District. 
 
Zoning District:  Agricultural District (A-1) 
 
Request: The Applicant wishes to Obtain a Special Use Permit for the Purpose of Building and 
Operating a Private School, Amish Parochial School.  The Applicant is asking the Planning 
Commission to hold a public hearing for this request. 
 
Background/Zoning Information:  This property is located at 1008 Little Creek Road Dillwyn VA  
23936, Marshall Magisterial District.  The landowners are Leon & Catherine Smucker and the 
applicant is Jonathan King.  This property is zoned Agriculture (A-1).  The Zoning Ordinance does 
not permit a Private School as a Permitted by Right Use Agricultural A1 Zoning District. However, 
Within the A-I Agricultural District, a Private School may be permitted by the Buckingham County 
Board of Supervisors by a Special Use Permit following recommendation by the Planning 
Commission in accordance with this ordinance and the Code of Virginia. The Planning 
Commission may recommend and the Board may impose conditions to ensure protection of the 
district if the Special Use Permit is approved.  The application and narrative are attached. 
  
Below are conditions that you may consider attaching to the request if approved: 
 
1. That all federal, state and local regulations, ordinances and laws be strictly adhered to. 
 
2. Right of ways and roadway shoulders shall not be used for parking. 
 
3. The property shall be kept neat and orderly. 
 



4. That the applicant pursues a commercial solid waste container and follow the County Solid 
Waste Ordinance. 
 
5.  Construction for the School shall begin within two (2) years of the time that the approval by 
the Board of Supervisors becomes final and non-appealable or this Special Use Permit shall 
become null and void.  
 
6. That all documentation submitted by the applicant in support of this special use permit 
request becomes a part of the conditions except that any such documentation that may be 
inconsistent with these enumerated conditions shall be superseded by these conditions. 
 
7. Nothing in this approval shall be deemed to obligate the County to acquire any interest in 
property, to construct, maintain or operate any facility or to grant any permits or approvals 
except as may be directly related hereto. 
 
8. The County Zoning Administrator and one other County staff member, as appointed by the 
County Administrator, shall be allowed to enter the property, with proper notice, if a complaint 
is registered against the property for noncompliance with this permit. Any complaints not solely 
related to this permit will be given to the appropriate department or agency. 
 
9. In the event that any one or more of the conditions is declared void for any reason whatever, 
such decision shall not affect the remaining portion of the permit, which shall remain in full 
force and effect, and for this purpose, the provisions of this are hereby declared to be severable 
 
10. That any infraction of the above mentioned conditions could lead to a stop order and 
discontinuation of the special use permit, if it be the wishes of the Board of Supervisors. 
 
11. That the applicant(s) and landowner(s) understands the conditions and agrees to the 
conditions. 
 
What are the wishes of the Planning Commission? 
 
Set a hearing date and time? 
January 22, 2024 6pm? 























































Buckingham County Planning Commission 
December 18, 2023 

Administration Building 
6:00 PM 

Introduction Case 23-SUP338 
 
Owner/Applicant:   Landowner Elam Stoltzfus, Emma Stoltzfus 
     Jacob Stoltzfus, Eli Stoltzfus 
     25766 N James Madison Hwy 
     New Canton VA  23123 
          
   Applicant Eli Stoltzfus 
     161 Farmdale Road 
     Kirkwood PA  17536 
 
Property Information:   Tax Map 69 Parcel 49 containing approximately 94.239 acres, located at 
25766 N James Madison Hwy New Canton VA  23123, Marshall Magisterial District. 
 
Zoning District:  Agricultural District (A-1) 
 
Request: The Applicant wishes to Obtain a Special Use Permit for the Purpose of Building and 
Operating a Commercial Building to manufacture, repair, and sell parts, including but not limited 
to, water pumps, plumbing, heating, propane, gas, air and electrical appliances and parts, 
supplies with space for deli and sandwiches, and a food truck for food sales,  .  The Applicant is 
asking the Planning Commission to hold a public hearing for this request. 
 
Background/Zoning Information:  This property is located at 25766 N James Madison Hwy New 
Canton VA  23123, Marshall Magisterial District.  The landowners are Elam, Emma, Jacob, and Eli 
Stoltzfus and the applicant is Eli Stoltzfus.  This property is zoned Agriculture (A-1).  The Zoning 
Ordinance does not permit a Commercial Building to manufacture, repair, and sell parts, 
including but not limited to, water pumps, plumbing, heating, propane, gas, air and electrical 
appliances and parts, supplies with space for deli and sandwiches, and a food truck for food sales, 
as Permitted by Right Uses in the Agricultural A1 Zoning District. However, Within the A-I 
Agricultural District, these activities/uses may be permitted by the Buckingham County Board of 
Supervisors by a Special Use Permit following recommendation by the Planning Commission in 
accordance with this ordinance and the Code of Virginia. The Planning Commission may 
recommend and the Board may impose conditions to ensure protection of the district if the 
Special Use Permit is approved.  The application and narrative are attached. 
  
Below are conditions that you may consider attaching to the request if approved: 
 
1. That all federal, state and local regulations, ordinances and laws be strictly adhered to. 



 
2. Right of ways and roadway shoulders shall not be used for parking. 
 
3. The property shall be kept neat and orderly. 
 
4. That the applicant pursues a commercial solid waste container and follow the County Solid 
Waste Ordinance. 
 
5.  Construction for the School shall begin within two (2) years of the time that the approval by 
the Board of Supervisors becomes final and non-appealable or this Special Use Permit shall 
become null and void.  
 
6. That all documentation submitted by the applicant in support of this special use permit 
request becomes a part of the conditions except that any such documentation that may be 
inconsistent with these enumerated conditions shall be superseded by these conditions. 
 
7. Nothing in this approval shall be deemed to obligate the County to acquire any interest in 
property, to construct, maintain or operate any facility or to grant any permits or approvals 
except as may be directly related hereto. 
 
8. The County Zoning Administrator and one other County staff member, as appointed by the 
County Administrator, shall be allowed to enter the property, with proper notice, if a complaint 
is registered against the property for noncompliance with this permit. Any complaints not solely 
related to this permit will be given to the appropriate department or agency. 
 
9. In the event that any one or more of the conditions is declared void for any reason whatever, 
such decision shall not affect the remaining portion of the permit, which shall remain in full 
force and effect, and for this purpose, the provisions of this are hereby declared to be severable 
 
10. That any infraction of the above mentioned conditions could lead to a stop order and 
discontinuation of the special use permit, if it be the wishes of the Board of Supervisors. 
 
11. That the applicant(s) and landowner(s) understands the conditions and agrees to the 
conditions. 
 
What are the wishes of the Planning Commission? 
 
Set a hearing date and time? 
January 22, 2024 6pm? 





















































Buckingham County Planning Commission 
December 18, 2023 

Administration Building 
6:00 PM 

Introduction Case 23-SUP339 
 
 
Date: December 18, 2023 
 
To: Buckingham County  
 Planning Commission 
  
From: Nicci Edmondston, Zoning Administrator 
 
Re: Introduction 23-SUP339 
 
Owner/Applicant: Landowner Frankie Large Jr & Gay Large 
     3702 Trents Mill Road 
     Dillwyn VA  23936 
      
 
   Applicant Verizon Wireless 
     Lloyd McCarthy, Agent 
     2610 Wycliff Road, Suite 410 
     Raleigh NC  27607-3073 
 
 
Property Information:   Tax Map 99, Parcel 46, containing approximately 83.55 acres, located at 
or near 3702 Trents Mill Road Dillwyn VA  23936, Marshall Magisterial District. 
 
Zoning District:  Agricultural District (A-1) 
 
Request:  To Obtain a Special Use Permit for the Purpose of Constructing a 199’ Monopole 
Communications Tower.  The Applicant is asking the Planning Commission to schedule a Public 
Hearing for this request. 
 
Background/Zoning Information:  This property is located at or near 3702 Trents Mill Road 
Dillwyn VA  23936, Marshall Magisterial District, Tax Map 99-46, containing approximately 
83.55 acres.  The landowners are Frankie Large Jr and Gay Large, and the applicant is Verizon 
Wireless, Agent Lloyd McCarthy.  This property is zoned Agriculture (A-1).  The Zoning 
Ordinance does not permit a Communications Tower as a Permitted Use.  However, Within the 
A-I Agricultural District, Radio Stations, Television Stations, and Cable TV Facilities, 
Communication Station and/or Tower or Related Facilities in Accordance with Article 9 of this 
Ordinance may be permitted by the Buckingham County Board of Supervisors by a Special Use 



Permit following recommendation by the Planning Commission in accordance with this 
ordinance and the Code of Virginia. The Planning Commission may recommend and the Board 
may impose conditions to ensure protection of the district if the Special Use Permit is 
approved.  CityScape, as the Wireless Telecommunications Expert for the County of 
Buckingham, is currently preparing the final review for this request, and should deliver the 
report no later than December 31, 2023.  The application was deemed complete by the County 
and CityScape, with all documentation complete for further review by CityScape.  Applicant 
Verizon Wireless, Agent Lloyd McCarthy explains this project within the submitted narrative 
and all submitted application documents. 
 
Below are conditions that you may consider attaching to the request if approved: 

1) Prior to permitting, Applicant shall provide a determination of no hazard from the FAA 
indicating the proposed tower shall not require lighting/marking; and, 

2) Prior to issuance of building permits, the Applicant shall submit satisfactory SHPO and NEPA 
documentation; and, 

3) Prior to permitting, the Applicant shall submit a signed letter stating that the tower will be 
designed with breakpoint technology to have a fall radius of 40 feet or less; and, 

4) All vertical feedlines shall be installed within the monopole shaft and all access ports shall be 
sealed to prevent wildlife access; and, 

5) Prior to permitting, the Applicant shall submit an engineering report, signed by a Professional 
Engineer licensed in the Commonwealth of Virginia, certifying that the tower will have the 
structural capacity for the proposed US Cellular equipment and similar installations of five other 
wireless providers; and, 

6) The Applicant shall submit final construction drawings for the facility which shall be certified 
by a Virginia Professional Engineer and include breakpoint technology in its tower design; and, 

4) If an emergency power backup generator is used, its noise level shall not exceed 65dBa at the 
nearest property edge. Testing shall be limited to the hours between 9:00A.M. and 4:00P.M, 
(Monday through Friday); and, 

5) Should the highest antennas arrays be lowered in the future for capacity needs, the unused 
top portion of the tower shall be removed; and, 

6) No advertising shall be installed on the fencing near the ground compound; and, 

7) That all federal, state and local regulations, ordinances and laws be strictly adhered to. 



8) In the event that any one or more of the conditions is declared void for any reason whatever, 
such decision shall not affect the remaining portion of the permit, which shall remain in full force 
and effect, and for this purpose, the provisions of this are hereby declared to be severable. 

9) That any infraction of the above mentioned conditions could lead to a stop order and 
discontinuation of the special use permit, if it be the wishes of the Planning Commission or Board 
of Supervisors. 

10) The County Zoning Administrator and one other County staff member, as appointed by the 
County Administrator, shall be allowed to enter the property, with proper notice, if a complaint 
is registered against the property for noncompliance with this permit. Any complaints not solely 
related to this permit will be given to the appropriate department or agency. 

11) If the building permit is not obtained within six (6) months from the date of approval then 
the Special Use Permit shall be null and void. 

12) That the applicant (s) understands the conditions and agrees to the conditions. 

13) Tower shall not be constructed until a tenant is ready to locate on the tower immediately 
after building. 

14) The construction of the tower must be complete within 2 years from the date of approval or 
this permit will be null and void. 

15) At the County’s discretion, if concealment is not an option, the tower, antennas and all other 
ancillary equipment mounted on the tower shall be painted a color deemed the least visually 
obtrusive. 

 
Would it be the pleasure of the Planning Commission to schedule a Public Hearing? 
 
January 22, 2024 6pm? 
 



 

 
  

 

November 27, 2023 
 
Buckingham County Administration 
Atten: Nicci Edmondston, Zoning Administrator/Economic Development 
13380 West James Anderson Hwy 
Buckingham VA  23921 
 
RE: Cellco Partnership d/b/a Verizon Wireless Special Use Permit (“SUP”) Application 

For Construction of a Wireless communications Facility 
At 3702 Trents Mill Rd, Dillwyn VA 23936/ PID: 99-46 

             Applicant’s Site Name: 16991550-NUCKOLS 
 
Dear Nicci: 
 
Cellco Partnership d/b/a submits this application for a Special Use Permit (“SUP”) in accordance 
with the provision of Article 9 and other sections of the Zoning Ordinance (“ZO”), and other 
relevant federal, state, and local regulations.  The application is for the construction of a 199-
foot monopole tower and supporting facilities on non-publicly owned property. 
 
Included with the complete submission and the application statement (or narrative) are eleven 
(11) Exhibits as require by the ZO.  After you have had a chance to review the application 
package, confirmed its acceptance for review and determined the application fee due, we will 
speedily make arrangement for the amount to be paid by credit card using the county’s online 
payment service. 
 
If you have any question regarding the application, please do not hesitate to contact me  by 
phone or text at (919) 539-4338 and/or  by email: lmccarthy@Dewberry.com . You may also 
contact  Lori Schweller at (434) 951-5728 /email: lschweller@williamsmullen.com . 
 
 
Sincerely, 
 
 
Lloyd McCarthy, Project Manager 
Dewberry-Telecommunications Market Segment 
For the Applicants 
2610 Wycliff Road, Suite 410 
Raleigh, NC 27607-3073 
Phone: (919) 539-4338 
Email: lmccarthy@Dewberry.com 
 
 

https://pay.paygov.us/EndUser/LocationCode.aspx
https://pay.paygov.us/EndUser/LocationCode.aspx
mailto:lmccarthy@Dewberry.com
mailto:lschweller@williamsmullen.com


Buckingham County Special Use Permit Application Page 1 
 

SPECIAL USE PERMIT APPLICATION CHECKLIST 
BUCKINGHAM COUNTY OFFICE OF ZONING AND PLANNING MINUMUM SUBMISSION 

REQUIREMENTS 
 

The following table lists the information necessary to review a special use application.  All items 
are required, unless otherwise stated, and must be submitted in order for the application to be 
accepted for review.  This completed checklist must be submitted with the application. 
 
Adjacent Property Owners List and Affidavit (pages 4, 5 & 6 attached).  This list can be 
obtained from the Clerk of Courts Office:   YES NO  
 
Completed application for special use permit (page 3 attached).  If not signed by the owner, a 
Power of Attorney must accompany the application:  YES NO   
 
Interest Disclosure Affidavit (page 7 attached).  Must be signed by the owner:    YES      NO      
 
Power of Attorney (page 10 attached).  Required if anyone other than the owner is signing the 
application form or proffer statement on behalf of the owner:  YES NO  
 
Written Narrative (page 11 guidance in preparing the Written Narrative):   YES     NO  
 
Fees:    YES NO  
 
Deed: YES NO  
 
Plat (15 copies).  The plat information may be incorporated into the Special Use Permit General 
Site Plan, in which case, copies of a separate plat are not required.  The plat must be prepared 
by a certified land surveyor or licensed civil engineer and contain the following: 

A. Bearings and distances of a scale of 1” = 100’ or less for all property lines and existing 
and proposed zoning lines:  YES  NO  

B. Area of land proposed for consideration, in square feet or acres: YES NO  
C. Scale and north point:  YES  NO  
D. Names of boundary roads or streets and widths of existing right-of-ways:   YES  NO  

 
Tax Map (15 copies).  Identify property that special use is being considered for and identify by 
name all adjacent landowners.  
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Buckingham County Special Use Permit Application Page 2 
 

Special Use General Site Plan (15 copies)  The General Site Plan must contain the following: 
1. Vicinity Map – Please show scale: YES  NO N/A 
2. Owner and Project Name:   YES  NO N/A 
3. Parcel Identification numbers, name, present zoning, and zoning and use of all abutting or 

adjoining parcels: YES  NO N/A 
4. Property lines of existing and proposed zoning district lines:  YES  NO N/A 
5. Area of land proposed for consideration, in square feet or acres:  YES  NO N/A 
6. Scale and north point:   YES  NO N/A 
7. Names of boundary roads or streets and widths of existing right-of-ways : 

YES  NO N/A 
8. Easements and encumbrances, if present on the property: YES  NO N/A 
9. Topography indicated by contour lines: YES  NO N/A 
10. Areas having slopes of 15% to 25% and areas having slopes of 25% or greater clearly indicated 

by separate shading devices (or written indication of “no areas having slopes of 15% to 25% or 
greater”): YES  NO N/A 

11. Water Courses to include the approximate location of the 100 year floodplain (if applicable) 
based on FEMA maps (or written indication of “not in floodplain”):  
YES  NO N/A 

12. Delineation of existing mature tree lines or written indication of “no mature tree lines”: 
YES  NO N/A 

13. Proposed roads with right-of-way width that will connect with or pass through the subject 
property: YES  NO N/A 

14. General locations of major access points to existing streets:  YES  NO N/A 
15. List of the proposed density for each dwelling unit type, and/or intensity of each non-residential 

use:  YES  NO N/A 
16. Location of any open space and buffer areas, woodland conservation areas, storm water 

management facilities, and community and public facilities:  YES  NO N/A 
17. Location of existing and proposed utilities, above or underground: YES  NO N/A 
18. Vehicular and pedestrian circulation plan, including traffic counts and typical street sections, 

right-of-way improvements, access points, travel ways, parking, loading, stacking, sidewalks, and 
trails:  YES  NO N/A 

19. Layouts and orientation of buildings and improvements, building use, height, setbacks from 
property lines and restriction lines: YES  NO N/A 

20. Location and design of screening and landscaping: YES  NO N/A 
21. Building architecture:  YES  NO N/A 
22. Site lighting proposed:  YES  NO N/A 
23. Area of land disturbance in square feet and acres: YES  NO N/A 
24. Erosion and Sediment Control Plan submitted (10,000 square feet or more):  

YES  NO N/A 
25. Historical sites or gravesites on general site plan:  YES  NO N/A 
26. Show impact of development of historical or gravesite areas: YES  NO N/A 
27. A copy of the current status of all real estate taxes of all property owned in Buckingham County.  

If real estate taxes are not current, an explanation in writing and signed by the owner shall 
accompany this application.  Any liens or other judgments against property shall also be 
explained in writing and signed by the owner:   YES  NO N/A 
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Buckingham County Special Use Permit Application Page 8 
 

CULTURAL RESOURCE ASSESSMENT AND RECORD CHECK FOR  
PENDING DEVELOPMENT APPLICATIONS 

 
Case Number / File Name: ________________________________________________________ 
 
Visual Inspection Findings (describe what is on the property now): 
 
______________________________________________________________________________ 
 
______________________________________________________________________________ 
 
______________________________________________________________________________ 
 
County Records Check (describe the history of this property): 
 
______________________________________________________________________________ 
 
______________________________________________________________________________ 
 
______________________________________________________________________________ 
 
Were any historical sites or gravesites found on site, or be suspected by a reasonable person to 
be on the site?      Yes __________      No __________ 
If yes, please explain and show on the site plan the location of such and explain any historical 
significance:  
 
______________________________________________________________________________ 
 
______________________________________________________________________________ 
 
______________________________________________________________________________ 
 
Will this proposal have any impact on the historical site or gravesite? Yes ____  No ____ 
If yes, please explain any impact: 
 
______________________________________________________________________________ 
 
______________________________________________________________________________ 
 
______________________________________________________________________________ 
 
Owner/Applicant Signature: _____________________________ Date: ____________________ 
 
Printed Name: _________________________________  Title: ___________________________ 
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Buckingham County Special Use Permit Application Page 4 
 

ADJACENT PROPERTY OWNER’S LIST  
(Required) 

The applicant shall provide a list of all adjoining landowners, including subject property and all property 
immediately across the street/road from the subject property.  Any body of water does not constitute a boundary 
line for this purpose, therefore a body of water and the property adjoining the subject property but separated by a 
body of water is still considered an adjoining landowner.  County boundary lines and those adjoining property 
owners in the next County are considered adjoining property owners if the land adjoins the subject’s property.  
Adjoining landowners can be verified through the Buckingham County Clerk of Courts or the Clerk’s Office in the 
adjoining County, or by personal contact.  The list shall include the name, address, town/city, zip code, road route 
number, tax map section number, parcel number, lot number, and subdivision.  The list shall be typewritten or 
printed legibly. Failure to list all adjoining landowners could delay the process.  
 
1. Name: _____________________________________________________________________________ 
 
Mailing Address: _______________________________________________________________________ 
   
Physical Address: ______________________________________________________________________ 
 
Tax Map Section: __________ Parcel: _________  Lot: ________ Subdivision: ______________________ 
 
2. Name: _____________________________________________________________________________ 
 
Mailing Address: _______________________________________________________________________ 
   
Physical Address: ______________________________________________________________________ 
 
Tax Map Section: __________ Parcel: _________  Lot: ________ Subdivision: ______________________ 
 
3. Name: _____________________________________________________________________________ 
 
Mailing Address: _______________________________________________________________________ 
   
Physical Address: ______________________________________________________________________ 
 
Tax Map Section: __________ Parcel: _________  Lot: ________ Subdivision: ______________________ 
 
4. Name: _____________________________________________________________________________ 
 
Mailing Address: _______________________________________________________________________ 
   
Physical Address: ______________________________________________________________________ 
 
Tax Map Section: __________ Parcel: _________  Lot: ________ Subdivision: ______________________ 
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Buckingham County Special Use Permit Application Page 5 
 

6. Name: _____________________________________________________________________________ 
 
Mailing Address: _______________________________________________________________________ 
   
Physical Address: ______________________________________________________________________ 
 
Tax Map Section: __________ Parcel: _________  Lot: ________ Subdivision: ______________________ 
 
7. Name: _____________________________________________________________________________ 
 
Mailing Address: _______________________________________________________________________ 
   
Physical Address: ______________________________________________________________________ 
 
Tax Map Section: __________ Parcel: _________  Lot: ________ Subdivision: ______________________ 
 
8. Name: _____________________________________________________________________________ 
 
Mailing Address: _______________________________________________________________________ 
   
Physical Address: ______________________________________________________________________ 
 
Tax Map Section: __________ Parcel: _________  Lot: ________ Subdivision: ______________________ 
 
9. Name: _____________________________________________________________________________ 
 
Mailing Address: _______________________________________________________________________ 
   
Physical Address: ______________________________________________________________________ 
 
Tax Map Section: __________ Parcel: _________  Lot: ________ Subdivision: ______________________ 
 
10. Name: ____________________________________________________________________________ 
 
Mailing Address: _______________________________________________________________________ 
   
Physical Address: ______________________________________________________________________ 
 
Tax Map Section: __________ Parcel: _________  Lot: ________ Subdivision: ______________________ 
 
11. Name: ____________________________________________________________________________ 
 
Mailing Address: _______________________________________________________________________ 
   
Physical Address: ______________________________________________________________________ 
 
Tax Map Section: __________ Parcel: _________  Lot: ________ Subdivision: ______________________ 
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September 29, 2023 
 
NEW CINGULAR WIRELESS SERVICES, INC. 
ATTEN: CECIL J MATHEW/ AT&T  
208 S. AKARD ST. 20F 
DALLAS, TX 75202 
 
Verizon Site Name: 16991550-NUCKOLS 
 
 
SUBJ: NOTICE OF OUR INTENT TO MEET WITH THE BUCKINGHAM COUNTY STAFF IN A PRE-APPLICATION 
CONFERENCE TO DISCUSS THE LOCATION OF A FREE-STANDING WIRELESS COMMUNICATIONS FACILITY  
AT 3702 TRENTS MILL RD, DILLWYN VA 23936, LATITUDE N 37.595728°AND LONGITUDE W -78.320403° 
 
Pursuant to the requirements of the Buckingham County Zoning Ordinance, Article 9 is hereby providing 
you with notice of our intent to meet with the county staff in a pre-application conference to discuss the 
location of a free-standing wireless communications facility that would be located at 3702 TRENTS MILL 
RD, DILLWYN VA 23936  and (NAD 83) Latitude N 37.595728°and Longitude W -78.320403°. 
 
In general, we plan to construct a support structure of 195 feet in height for the purpose of providing 
wireless telecommunication services. 
 
Please inform the County Staff if you have any desire for placing additional wireless facilities or 
Equipment within 2 miles of our proposed facility.  
 
Please provide us and Buckingham Planning Department with this information within twenty business 
days after the date of this letter.  
 
Your cooperation is sincerely appreciated. 
 
Sincerely,  
 
 
Lloyd McCarthy, Project Manager 
For Cellco Partnership (Verizon Wireless) 
Dewberry—Telecommunications Market Segment 
2610 Wycliff Road, Suite 410 
Raleigh, NC 27607-3073 
 
Mobile: (919) 539-4338 /Email: lmccarthy@dewberry.com 
www.dewberry.com 
 
 
 
 

http://www.dewberry.com/




 

 
 
 

 

September 27, 2023 
 
AMERICAN TOWERS LLC 
ATTEN: AMERICAN TOWER CORPORATION 
10 PRESIDENTIAL WAY 
WOBURN , MA 01801 
 
Verizon Site Name: 16991550-NUCKOLS 
 
 
SUBJ: NOTICE OF OUR INTENT TO MEET WITH THE BUCKINGHAM COUNTY STAFF IN A PRE-APPLICATION 
CONFERENCE TO DISCUSS THE LOCATION OF A FREE-STANDING WIRELESS COMMUNICATIONS FACILITY  
AT 3702 TRENTS MILL RD, DILLWYN VA 23936, LATITUDE N 37.595728°AND LONGITUDE W -78.320403° 
 
Pursuant to the requirements of the Buckingham County Zoning Ordinance, Article 9 is hereby providing 
you with notice of our intent to meet with the county staff in a pre-application conference to discuss the 
location of a free-standing wireless communications facility that would be located at 3702 TRENTS MILL 
RD, DILLWYN VA 23936  and (NAD 83) Latitude N 37.595728°and Longitude W -78.320403°. 
 
In general, we plan to construct a support structure of 195 feet in height for the purpose of providing 
wireless telecommunication services. 
 
Please inform the County Staff if you have any desire for placing additional wireless facilities or 
Equipment within 2 miles of our proposed facility.  
 
Please provide us and Buckingham Planning Department with this information within twenty business 
days after the date of this letter.  
 
Your cooperation is sincerely appreciated. 
 
Sincerely,  
 
 
Lloyd McCarthy, Project Manager 
For Cellco Partnership (Verizon Wireless) 
Dewberry—Telecommunications Market Segment 
2610 Wycliff Road, Suite 410 
Raleigh, NC 27607-3073 
 
Mobile: (919) 539-4338 /Email: lmccarthy@dewberry.com 
www.dewberry.com 
 
 
 
 

http://www.dewberry.com/




 

 
 
 

 

 
September 27, 2023 
 
CROWN ATLANTIC COMPANY LLC  
ATTEN: CROWN CASTLE INTERNATIONAL 
2000 CORPORATE DRIVE 
CANONSBURG , PA 15317 
 
Verizon Site Name: 16991550-NUCKOLS 
 
SUBJ: NOTICE OF OUR INTENT TO MEET WITH THE BUCKINGHAM COUNTY STAFF IN A PRE-APPLICATION 
CONFERENCE TO DISCUSS THE LOCATION OF A FREE-STANDING WIRELESS COMMUNICATIONS FACILITY  
AT 3702 TRENTS MILL RD, DILLWYN VA 23936, LATITUDE N 37.595728°AND LONGITUDE W -78.320403° 
 
Pursuant to the requirements of the Buckingham County Zoning Ordinance, Article 9 is hereby providing 
you with notice of our intent to meet with the county staff in a pre-application conference to discuss the 
location of a free-standing wireless communications facility that would be located at 3702 Trents Mill 
Rd, Dillwyn, VA 23936  and (NAD 83)  Latitude (NAD 83) N 37.595728°and Longitude W -78.320403°. 
 
In general, we plan to construct a support structure of 195 feet in height for the purpose of providing 
wireless telecommunication services. 
 
Please inform the County Staff if you have any desire for placing additional wireless facilities or 
Equipment within 2 miles of our proposed facility.  
 
Please provide us and Buckingham Planning Department with this information within twenty business 
days after the date of this letter.  
 
Your cooperation is sincerely appreciated. 
 
Sincerely,  
 
 
Lloyd McCarthy, Project Manager 
For Cellco Partnership (Verizon Wireless) 
Dewberry—Telecommunications Market Segment 
2610 Wycliff Road, Suite 410 
Raleigh, NC 27607-3073 
 
Mobile: (919) 539-4338 /Email: lmccarthy@dewberry.com 
www.dewberry.com 
 

http://www.dewberry.com/




 

 
 
 

 

September 27, 2023 
 
DISH WIRELESS L.L.C. 
ATTN: DISH WIRELESS/ ALISON A. MINEA 
9601 S. MERIDIAN BLVD. 
ENGLEWOOD, CO 80112 
 
Verizon Site Name: 16991550-NUCKOLS 
 
 
SUBJ: NOTICE OF OUR INTENT TO MEET WITH THE BUCKINGHAM COUNTY STAFF IN A PRE-APPLICATION 
CONFERENCE TO DISCUSS THE LOCATION OF A FREE-STANDING WIRELESS COMMUNICATIONS FACILITY  
AT 3702 TRENTS MILL RD, DILLWYN VA 23936, LATITUDE N 37.595728°AND LONGITUDE W -78.320403° 
 
Pursuant to the requirements of the Buckingham County Zoning Ordinance, Article 9 is hereby providing 
you with notice of our intent to meet with the county staff in a pre-application conference to discuss the 
location of a free-standing wireless communications facility that would be located at 3702 TRENTS MILL 
RD, DILLWYN VA 23936  and (NAD 83) Latitude N 37.595728°and Longitude W -78.320403°. 
 
In general, we plan to construct a support structure of 195 feet in height for the purpose of providing 
wireless telecommunication services. 
 
Please inform the County Staff if you have any desire for placing additional wireless facilities or 
Equipment within 2 miles of our proposed facility.  
 
Please provide us and Buckingham Planning Department with this information within twenty business 
days after the date of this letter.  
 
Your cooperation is sincerely appreciated. 
 
Sincerely,  
 
 
Lloyd McCarthy, Project Manager 
For Cellco Partnership (Verizon Wireless) 
Dewberry—Telecommunications Market Segment 
2610 Wycliff Road, Suite 410 
Raleigh, NC 27607-3073 
 
Mobile: (919) 539-4338 /Email: lmccarthy@dewberry.com 
www.dewberry.com 
 
 
 
 

http://www.dewberry.com/




 

 
 
 

 

September 27, 2023 
 
SBA TOWERS X, LLC  
ATTENTION: EDWARD G. ROACH/ SBA 
8051 CONGRESS AVE 
BOCA RATON, FL, 33487, USA 
 
Verizon Site Name: 16991550-NUCKOLS 
 
 
SUBJ: NOTICE OF OUR INTENT TO MEET WITH THE BUCKINGHAM COUNTY STAFF IN A PRE-APPLICATION 
CONFERENCE TO DISCUSS THE LOCATION OF A FREE-STANDING WIRELESS COMMUNICATIONS FACILITY  
AT 3702 TRENTS MILL RD, DILLWYN VA 23936, LATITUDE N 37.595728°AND LONGITUDE W -78.320403° 
 
Pursuant to the requirements of the Buckingham County Zoning Ordinance, Article 9 is hereby providing 
you with notice of our intent to meet with the county staff in a pre-application conference to discuss the 
location of a free-standing wireless communications facility that would be located at 3702 TRENTS MILL 
RD, DILLWYN VA 23936  and (NAD 83) Latitude N 37.595728°and Longitude W -78.320403°. 
 
In general, we plan to construct a support structure of 195 feet in height for the purpose of providing 
wireless telecommunication services. 
 
Please inform the County Staff if you have any desire for placing additional wireless facilities or 
Equipment within 2 miles of our proposed facility.  
 
Please provide us and Buckingham Planning Department with this information within twenty business 
days after the date of this letter.  
 
Your cooperation is sincerely appreciated. 
 
Sincerely,  
 
 
Lloyd McCarthy, Project Manager 
For Cellco Partnership (Verizon Wireless) 
Dewberry—Telecommunications Market Segment 
2610 Wycliff Road, Suite 410 
Raleigh, NC 27607-3073 
 
Mobile: (919) 539-4338 /Email: lmccarthy@dewberry.com 
www.dewberry.com 
 
 
 
 

http://www.dewberry.com/




 

 
 
 

 

September 29, 2023 
 
T-MOBILE LICENSE LLC 
ATTEN:  T-MOBILE 
12920 SE 38TH STREET 
BELLEVUE, WA 95835 
 
Verizon Site Name: 16991550-NUCKOLS 
 
 
SUBJ: NOTICE OF OUR INTENT TO MEET WITH THE BUCKINGHAM COUNTY STAFF IN A PRE-APPLICATION 
CONFERENCE TO DISCUSS THE LOCATION OF A FREE-STANDING WIRELESS COMMUNICATIONS FACILITY  
AT 3702 TRENTS MILL RD, DILLWYN VA 23936, LATITUDE N 37.595728°AND LONGITUDE W -78.320403° 
 
 
Pursuant to the requirements of the Buckingham County Zoning Ordinance, Article 9 is hereby providing 
you with notice of our intent to meet with the county staff in a pre-application conference to discuss the 
location of a free-standing wireless communications facility that would be located at 3702 TRENTS MILL 
RD, DILLWYN VA 23936  and (NAD 83) Latitude N 37.595728°and Longitude W -78.320403°. 
 
In general, we plan to construct a support structure of 195 feet in height for the purpose of providing 
wireless telecommunication services. 
 
Please inform the County Staff if you have any desire for placing additional wireless facilities or 
Equipment within 2 miles of our proposed facility.  
 
Please provide us and Buckingham Planning Department with this information within twenty business 
days after the date of this letter.  
 
Your cooperation is sincerely appreciated. 
 
Sincerely,  
 
 
Lloyd McCarthy, Project Manager 
For Cellco Partnership (Verizon Wireless) 
Dewberry—Telecommunications Market Segment 
2610 Wycliff Road, Suite 410 
Raleigh, NC 27607-3073 
 
Mobile: (919) 539-4338 /Email: lmccarthy@dewberry.com 
www.dewberry.com 
 
 
 





 

 
 
 

 

September 27, 2023 
 
USCC SERVICES, LLC 
ATTN:  UNITED STATES CELLULAR CORPORATION 
8410 WEST BRYN MAWR AVENUE 
CHICAGO, IL 60631-3486 
 
Verizon Site Name: 16991550-NUCKOLS 
 
SUBJ: NOTICE OF OUR INTENT TO MEET WITH THE BUCKINGHAM COUNTY STAFF IN A PRE-APPLICATION 
CONFERENCE TO DISCUSS THE LOCATION OF A FREE-STANDING WIRELESS COMMUNICATIONS FACILITY  
AT 3702 TRENTS MILL RD, DILLWYN VA 23936, LATITUDE N 37.595728°AND LONGITUDE W -78.320403° 
 
 
Pursuant to the requirements of the Buckingham County Zoning Ordinance, Article 9 is hereby providing 
you with notice of our intent to meet with the county staff in a pre-application conference to discuss the 
location of a free-standing wireless communications facility that would be located at 3702 TRENTS MILL 
RD, DILLWYN VA 23936  and(NAD 83)  Latitude N 37.595728°and Longitude W -78.320403°. 
 
In general, we plan to construct a support structure of 195 feet in height for the purpose of providing 
wireless telecommunication services. 
 
Please inform the County Staff if you have any desire for placing additional wireless facilities or 
Equipment within 2 miles of our proposed facility.  
 
Please provide us and Buckingham Planning Department with this information within twenty business 
days after the date of this letter.  
 
Your cooperation is sincerely appreciated. 
 
Sincerely,  
 
 
Lloyd McCarthy, Project Manager 
For Cellco Partnership (Verizon Wireless) 
Dewberry—Telecommunications Market Segment 
2610 Wycliff Road, Suite 410 
Raleigh, NC 27607-3073 
 
Mobile: (919) 539-4338 /Email: lmccarthy@dewberry.com 
www.dewberry.com 
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VERIZON WIRELESS-16991550-NUCKOLS 
 COLLOCATION AND ALTERNATIVE STRUCTURES STATEMENT 

 
IN THE MATTER OF THE APPLICATION FOR A COMMUNICATIONS TOWER SPECIAL USE PERMIT 

SUBMITTED TO THE BUCKINGHAM COUNTY BOARD OF  SUPERVISORS 
 
Verizon’s Site name: NUCKOLS 
Site Address: Part of  3702 Trents Mill Rd, Dillwyn, VA/ PID: 99-46   
 
1.0 SEARCH AREA PARAMETERS: NO EXISTING APPROPRIATE TALL STRUCTURES FOUND 

 
Dewberry submits this testimonial in accordance with the requirements, purpose, and objectives  of  
Buckingham County  code to address the question of the availability of suitable alternative existing 
towers and structures for collocation in the Verizon Wireless issued search area.1   Dewberry  was hired 
by Verizon Wireless to search the area for an appropriate site—An existing cell tower, an alternative 
suitable tall structure, or a greenfield site. No existing tower,  suitable tall structure or Buckingham 
County-owned property was found in the search area. 
 
The search parameters provided by Verizon Wireless were: (i). A 1-mile radius area , (ii) An antenna 
mounting height (“RAD. Center”) of 195 feet AGL.  A depiction of the search area is shown in image 1.  
 
Image 1: Nuckols Search Area Map. 
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2.0 EXPANDED  AREA OF SEARCH: NO EXISTING APPROPRIATE TALL STRUCTURES FOUND 
 
Dewberry conducted a search within an expanded area of radius of 1.5-mile of the Verizon issued search 
area.  No existing towers or other tall structures fitting Verizon’s requirement and coverage objectives 
were found. Image 2., below, depicts the expanded search area examined by Dewberry.  
 
Image 2: Nuckols Expanded Search Area Map. 

 
 
 
 
2.0 OTHER EXISTING TOWERS EXAMINED  
 
 
Two (2) existing towers located 3.2 miles and 4.3 miles Northwest and West respectively were 
determined to be unsuitable for Verizon’s Nuckols coverage objectives.2  Image 3, below, shows the 
approximate location of these existing towers. 
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The existing transmission towers in the utility easement 0.8-mile East of the proposed site were  also 
determined to be unsuitable—They are not tall enough, typically ranging from 65 feet to about 90 feet in 
height and having other critical constraints.  
 
 
Image 3: Existing Towers West and Northwest: Unsuitable 
 

 
 
 
 

4.0 BUCKINGHAM COUNTY-OWNED PROPERTIES: NOT SUITABLE  
 
Dewberry considered the Buckingham County owned properties suggested by the County in 
Supplemental Document to Article 9. Section One: Uses of County-owned lands.3 The properties were 
found to be unsuitable, located over 9 miles from the Verizon issued search area.  Therefore the 
proposed location is a greenfield site on non publicly-owned property.4 
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A description of the  location of the county owned properties and their proximity to the proposed site is 
illustrated in Image 4.  
 
 
Image 4: Buckingham County-owned Properties: Unsuitable—Too Far 
 

 
 
 
 
 
5.0 BUCKINGHAM COUNTY-OWNED PROPERTIES: NOT SUITABLE 
 
Verizon Wireless and Dewberry used a site selection procedure that is consistent with the general 
process used for selecting all other existing and proposed mobile telecommunication facilities location 
within Verizon’s proprietary existing and proposed network design space.  The search area boundaries 
used to select the proposed site was based on the Applicant’s determination of the optimum setting for 
the installation of the facility based on elevation and location to provide the best quality of service in the 
county and to the customers of the Applicant.  
 
Verizon Wireless business is a provider of Wireless telecommunications services and not a Real Estate 
Investment Trust which leases cell tower space. Consequently, Verizon’s directive and policy to Dewberry 
and other Site Acquisition Consultants is that collocation where feasible is preferred and given a high 
priority in site selection to reduce cost. Verizon managers advised that when they initiate the process to 
construct a new tower, it is generally after exploring and exhausting a search for existing and alternative 
structures for collocation. Hence, Verizon’s site search methodology is consistent with the goal of the 
county “to facilitate collocation of …wireless communication towers and wherever possible.”5  And in the 
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SIGNAGE AT PROPERTY 
 
 

The Buckingham County Zoning Ordinance requires the following: 
 

The applicant in any case which requires a public hearing shall post signs furnished by the agent on each 
parcel involved at least 21 days prior to the public hearing indicating that a public hearing is eminent, the 
date, a rezoning issue, and a County contact number.  The signs shall be placed on the VDOT right-of-
way closest to the applicant’s property line and shall be clearly visible from the road with bottom of the 
sign not less than one and one half feet above the ground.  If more than one public road abuts the 
property, the signs shall be placed in the same manner as above for each abutting road.  If no road abuts a 
property, then the agent shall define an area for the signs.  The agent may ask the applicant that the sign 
be moved to another area either on the property to achieve greater public visibility.  The applicant shall be 
responsible for keeping the signs free from grass, weeds, and any other plants or vines that may obstruct 
the public’s view.  The applicant shall contact the Virginia Department of Transportation for any 
information concerning where the right-of-way is located.  The applicant shall be responsible for the signs 
should VDOT or their contractor conduct mowing or clearing of the right-of-way in the area where the 
sign is located.  
 Any signs required shall be maintained at all times by the applicant up to the time of the final 
public hearing.  No person, except the applicant or the agent or an authorized agent of either, shall remove 
or tamper with any sign furnished during the period it is required to be maintained under this section.  All 
signs erected under this ordinance shall be removed by the applicant within 15 days following a decision 
at the final public hearing and shall be returned to the agent.  The applicant shall purchase the signs at a 
fee as determined by the Board of Supervisors and shall be non-refundable.  The applicant shall be 
responsible for the replacement of the sign(s) and shall contact the agent as soon as possible for another 
sign to be replaced as the manner described above.  Should the sign(s) have to be replaced more than 
twice, this section shall no longer be forced upon the applicant.  
 
 
I have read, understand and agree to the above requirements. 
 
Applicant/Owner: ________________________________________________________ 
 
Date: __________

lmccarthy
Text Box
Lloyd McCarthyFor Verizon Wireless /Owner
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11/27/2023
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BY-LAWS 
BUCKINGHAM COUNTY PLANNING COMMISSION 

 
Article 1 – Objectives 

1-1. The Buckingham County Planning Commission was established in conformance with a 
resolution adopted by the Buckingham County Board of Supervisors on February 5, 
1962.  The present Commission has adopted the following Articles in order to facilitate 
its powers and duties in accordance with the provisions of Title 15.2, Chapter 22, Article 
2, of the 1950 Code of Virginia, as amended.  
 

1-2. The official title of this Commission shall be the “Buckingham County Planning 
Commission.” 

 
Article 2 – Members 

2-1. The Planning Commission shall consist of not less than five, nor more than fifteen 
members, all of whom shall be residents of the County.  One member shall be one of 
the Board of Supervisors and the remaining members shall be County citizens appointed 
by the Board of Supervisors.  The members shall be referred to as Commissioners.  The 
term  

  
2-2. The term of the member from the Board of Supervisors shall be at the pleasure of the 

Board of Supervisors.  Members are appointed for terms of four (4) years by the Board 
of Supervisors.  Any vacancy in membership shall be filled by appointment by the Board 
of Supervisors and shall be for an unexpired term only.  Any appointed member may be 
removed by the Board of Supervisors for malfeasance in office.  The Board of 
Supervisors may provide for the payment of expenses incurred by the performance of 
their official duties. 

 
2-3. The term of a Commissioner member shall expire immediately prior to the beginning of 

the regular meeting at which meeting his successor’s term of office shall begin. 
 

Article 3 – Officers and Their Selection 
3-1. The officers of the Planning Commission shall consist of a Chairman, a Vice Chairman, 

and a Secretary.  The members of the Planning Commission shall elect the Chairman and 
the Vice Chairman.  The Chairman shall be elected first. 

 
3-2. The election of the Chairman and Vice Chairman shall occur at the first regular meeting 

of each year.   
  
3-3. Members shall nominate candidates for the position.  A candidate receiving a majority 

of the vote of the entire membership of the Planning Commission shall be declared 
elected.  The elected candidate shall take office immediately and serve for one (1) year 
or until their successor shall take office. 
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3-4. Vacancies in office shall be filled immediately by the election prodecures listed above. 
 

Article 4 – Duties of Officers 
4-1. The Chairman shall be a member of the Commission and shall: 
 4-1-1. Preside at all meetings. 
 4-1-2. Appoint committees, special and/or standing. 
 4-1-3. Rule on all procedural questions (subject to a reversal by a two-thirds (2/3)  
  majority vote by the members present.  
 4-1-4. Be informed immediately of any official communication and report same at the  
  next regular meeting. 
 4-1-5. Carry out other duties as assigned by the Commission. 
 
4-2. The Vice Chairman shall be a citizen member of the Commission and shall: 
 4-2-1. Act in the absence or inability of the Chairman to act. 
 4-2-2. Have the power to function in the same capacity as the Chairman in cases of the 
  Chairman’s inability to act.  
 
4-3. The Secretary shall: 
 4-3-1. Be the County Planner/Zoning Administrator or his/her designee. 
 4-3-2. Keep a written record of all business transacted by the Commission. 
 4-3-3. Notify all members of all meetings.  
 4-3-4. Keep a file of all official records and reports of the Commission. 
 4-3-5. Certify all maps, records, and reports of the Commission. 
 4-3-6. Give notice of all hearings and public meetings. 
 4-3-7. Attend to the correspondence of the Commission. 
 4-3-8. Prepare and be responsible for the publishing of advertisements relating to  
  public hearings.  
 

Article 5 – Standing and Special Committees 
5-1. Any committee necessary in the function of the Commission shall be appointed by the  
 Chairman, who will specify their purpose and tenure, subject to majority approval by the  
 Commission. 
 

Article 6 – Meetings 
6-1. Regular meetings of the Commission shall be held on the fourth Monday of every month  
 beginning with January at 6:00 p.m.  Special meetings shall be called, as needed.  When 
 a meeting date falls on a legal holiday, the meeting shall be held on the day following  
 unless otherwise designated by the Commission. 
 
6-2. Special meetings of the Commission shall be called by the Chairman or by two members  
 upon written request to the Secretary.  The Secretary shall mail to all members, at least  
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 five days in advance of a special meeting, a written notice fixing the time and place of  
 the meeting and the purpose thereof.  
 
6-3. All regular and special meetings, hearings, records, and accounts shall be open to the  
 Public, as provided by law. 
 
6-4. A majority of the membership of the Commission shall constitute a quorum.  No action 
 of the Commission shall be valid unless authorized by a majority vote of those present 
 and voting.  Voting may be by roll call, in which case a record shall be kept as a part of  
 the minutes.  
 
6-5. Any request for consideration by the Commission shall be presented to the Secretary of 

the Commission and/or the County Administrator at least ten (10) days prior to the 
scheduled meeting or the Commission shall not be obligated to consider the matter at  
its next scheduled meeting. 
 

6-6. For record keeping purposes, the Secretary of the Commission or other appointed staff 
will provide a sheet for all public commenters to write their name and address after 
they have finished their comments.  

 
6-7. The Commission reserves the right to require that public comment and public hearing 

participants, with the exclusion of presenters, applicants and staff, sign up on a sign-up 
sheet prior to a meeting.  The person chairing the meeting will have a last call for any 
additional names to be added directly before the scheduled public comment time or 
scheduled hearing. Then the Chair or appointed member shall call the individuals with 
preference given to the Buckingham County citizens and landowners to speak first.   

6-8. During public comments and public hearings there shall be no discussion between the 
public and the Commission unless granted by the Chairman.  

6-9 The following statement will be on all public comment and public hearing sign-up sheets 
and may be read by the Planning commission as a reminder to citizens to uphold the 
truth: The Planning Commission would like to remind all speakers that they have a First 
Amendment right to speak. However, speakers do not have indemnification if the 
statement(s) are made with actual or constructive knowledge that they are false, or with 
reckless disregard for whether they are false. We ask all speakers to keep to what they 
know to be the truth and by signing up for comment you are acknowledging your 
understanding and agreement with the above. 

6-10 In the event of inclement weather, the regularly scheduled Planning Commission 
meeting will be held on the following Monday of the month. 
 
6-11 Meetings held through electronic communications: 
 This policy is adopted pursuant and consistent with §2.2-3708.2 of the 1950 Code of Virginia, as 
amended. A. The following provisions shall apply to the Planning Commission for Buckingham County 
(Planning Commission): 
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 1. Subject to the requirements of Section 6, the Planning Commission may conduct any meeting 
wherein the public business is discussed or transacted through electronic communication means if, on 
or before the day of the meeting, a member of the Planning Commission holding the meeting notifies 
the Chair of the Planning Commission that: a. Such member is unable to attend the meeting due to (i) a 
temporary or permanent disability or other medical condition that prevents the member's physical 
attendance or (ii) a family member's medical condition that required the member to provide care for 
such family member, thereby preventing the member's physical attendance; or b. Such member is 
unable to attend the meeting due to a personal matter and identifies with specificity the nature of the 
personal matter. Participation by a member pursuant to this subdivision b is limited each calendar year 
to two meetings or 25 percent of the meetings held per calendar year rounded up to the next whole 
number, whichever is greater.  
2. If participation by a member through electronic communication means is approved pursuant to 
subdivision 1, the Planning Commission holding the meeting shall record in it's minutes the remote 
location from which the member participated; however, the remote location need not be open to the 
public. If participation is approved pursuant to subdivision 1 a, the Planning Commission shall also 
include in its minutes the fact that the member participated through electronic communication means 
due to (i) a temporary or permanent disability or other medical condition that prevented the member's 
physical attendance or (ii) a family member's medical condition that required the member to provide 
care for such family member, thereby preventing the member's physical attendance. If participation is 
approved pursuant to subdivision 1 b, the Planning Commission shall also include in its minutes the 
specific nature of the personal matter cited by the member. If a member's participation from a remote 
location pursuant to subdivision 1 b is disapproved because such participation would violate the policy 
adopted pursuant to Section B, such disapproval shall be recorded in the minutes with specificity. 
 3. Any Planning Commission, or any joint meetings thereof, may meet by electronic communication 
means without a quorum of the Planning Commission physically assembled at one location when the 
Governor has declared a state of emergency in accordance with § 44-146.21, provided that (i) the 
catastrophic nature of the declared emergency makes it impracticable or unsafe to assemble a quorum 
in a single location and (ii) the purpose of the meeting is to provide for the continuity of operations of 
the Planning Commission or the discharge of its lawful purposes, duties and responsibilities. The 
Planning Commission convening a meeting in accordance with this subdivision shall: a. Give public notice 
using the best available method given the nature of the emergency, which notice shall be  given 
contemporaneously with the notice provided to members of the Planning Commission conducting the 
meeting; b. Make arrangements for public access to such meeting through electronic communication 
means, including videoconferencing if already used by the Planning Commission; c. Provide the public 
with the opportunity to comment at those meetings of the Planning Commission when public comment 
is customarily received; and d. Otherwise comply with the provisions of this policy. The nature of 
emergency, the fact that the meeting was held by electronic communication means, and the type of 
electronic communication means by which the meeting was held shall be stated in the minutes.  
 
 The provisions of this subdivision 3 shall be applicable only for the duration of the emergency declared 
pursuant to §44-146-17 or 44-146.21. B. Participation by a member of the Planning Commission in a 
meeting through electronic communication means pursuant to subdivisions A 1 and 2 shall be 
authorized only if the following conditions are met: 1. The member gives proper notice of the member's 
inability to attend the meeting and the reasons the member is unable to attend; 2. The Chair shall make 
a preliminary determination if the non-attending member is able to participate through electronic 
means and shall announce that determination at the beginning of the meeting, setting forth when the 
request was received and why the member so requested; 3. If any member present disagrees with the 
determination of the Chair, the disagreeing member may request a vote of the Planning Commission 
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members present on the Chairs decision. Each member shall be allowed, if the member so desires, to 
speak one time, for no more than 2 minutes, on the determination. The Chair may vote and a majority 
of members present and voting shall prevail.  
4. The minutes shall reflect those items required by this policy.  
5. A quorum of the Planning Commission is physically assembled at one primary or central meeting 
location; and 
6. The Planning Commission makes arrangements for the voice of the remote participant to be heard by 
all persons at the primary or central meeting location. Nothing in this policy shall be construed to 
prohibit the use of interactive audio or video means to expand public participation. This policy shall be 
applied strictly and uniformly, without exception, to the entire membership and without regard to the 
identity of the member requesting remote participation of the matters that will be considered or voted 
on at the meeting. 

 
ARTICLE 7 – ORDER OF BUSINESS 

7-1. The order of business for a regular meeting shall be: 
 7-1-1. Call to order by the Chairman. 
 7-1-2. Invocation. 
 7-1-3. Pledge of Allegiance.  
 7-1-4. Determination of a quorum. 
 7-1-5. Adoption of agenda. 
 7-1-6. Consideration of minutes.  
 7-1-7. Public Participation. 
 7-1-8. Old Business. 
 7-1-9. New Business. 
 7-1-10. Report of officers, committees, and staff. 
 7-1-11. Closed session, as needed 
 7-1-12 Adjournment 
  
7-2. Closed sessions may be held as needed and allowed by law. 
  
7-3. Parliamentary procedure in Commission meetings shall be guided by Robert’s Rules of Order 

Amended for Small Groups. 
  
7-4. The Planning Commission shall keep a set of minutes of all meetings, and these minutes shall  
 become a public record. 
 
7-5. The Secretary and Chairman shall sign all minutes.  
 
 

ARTICLE 8 – HEARINGS 
 

8-1. In addition to those required by law, the Commission, at its discretion, may hold public hearings 
when it decides that a hearing will be in the public interest.  

 
8-2. Notice of a special hearing shall be published once a week for two successive weeks in a 

newspaper of general circulation in the area not less than five (5) days before the time of the 
public hearing. 
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8-3. The order for public hearings shall be: 
 
8-3-1. The Chairman will request the Planner/Zoning Administrator to call the specific case 
being heard.   
 
8-3-2. After hearing the specific case item, the Chairman will ask staff to present its report.  
Staff reports are available on the Friday prior to the public hearing.   
 
8-3-3. The Chairman asks the applicant to present their case.  Applicants may be limited on 
time at the discretion of the Chairman.   
 
8-3-4. Following the staff’s report and applicant’s presentation, the Chairman will open the 
public hearing and call for public speakers.  When called upon to speak, speakers must be 
recognized by the Planning Commission Chairman and must state name, address, and district.  
Spontaneous questions, comments and applause from the audience will not be acknowledged.  
 Public speakers are allowed to speak for three (3) minutes. However, the Chairman reserves the 
right to set new speaking times at the start of each meeting. Commissioners should refrain from 
asking questions until the party addressing the Commission completes his or her entire 
presentation.  For purposes of this guideline, the term “party” refers to staff, applicants and 
individual public speakers addressing the Commission.  Once all speakers are heard, the public 
hearing will be closed.  Applicant may have the opportunity to address the Commission on 
issues that arose during the public comment.  At the discretion of the Chairman, additional 
questions from the public may be submitted to the Chairman and the applicant shall submit 
his/her responses to the questions through the Chairman.   

 
 8-3-5. At some point during the Commission discussion, a Commissioner may offer a motion  
 that will be considered by the Commission. 
 
 8-3-6. A letter (Letter of Recommendation) which accurately portrays the Commission’s action  
 in sufficient detail, including the motion and vote, is sent to the Board of Supervisors. 
 
8-4. A record shall be kept for those speaking before the Commission at the hearing.   

 
Article 9 – Correspondence 

9-1. It shall be the duty of the Secretary to draft and sign all correspondence necessary for  
 the execution of the duties and functions of the Planning Commission. 
 
9-2. It shall be the duty of the Secretary to communicate as appropriate when necessary to  

make communications that cannot be carried out as rapidly through direct 
correspondence. 

 
9-3. All official papers and plans involving the authority of the Commission shall bear the 

signature of the Chairman or Vice Chairman together with the certification signed by the 
Secretary. 

 
Article 10 – Amendments 
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10-1. These rules may be changed by a recorded two-thirds (2/3) vote of the entire 
membership after thirty (30) days’ prior notice.  

 
Adopted February 1962    Revised October 2018 
Revised  March 1998 
Revised  January 2009 
Revised January 2014 
Revised January 2016 
Revised January 2017 
Revised January 2022 



Buckingham County Planning Commission 
2024 Monthly Meeting and Work Session Schedule 

All meetings and work sessions begin at 6pm 
 
 
 
 

Meeting Schedule      Work Session Schedule 
 
Monday, January 22, 2024      Tuesday, January 16, 2024 
 
Monday, February 26, 2024     Tuesday, February 20, 2024 
 
Monday, March 25, 2024     Monday, March 18, 2024 
 
Monday, April 22, 2024      Monday, April 15, 2024 
 
Tuesday, May 28, 2024     Monday, May 20, 2024 
 
Monday, June 24, 2024     Monday, June 17, 2024 
 
Monday, July 22, 2024     Monday, July 15, 2024 
 
Monday, August 26, 2024      Monday, August 19, 2024 
 
Monday, September 23, 2024    Monday, September 16, 2024 
 
Monday, October 28, 2024     Monday, October 21, 2024 
 
Monday, November 25, 2024    Monday, November 18, 2024  
 
Tuesday, December 23, 2024    Monday, December 16, 2024 

 
 
 
 
 
 
 
 
 
 
 
 





SOLAR POLICY
for

BUCKINGHAM COUNTY BOARD of SUPERVISORS

PART A
GENERALLY

1. Purpose
The purpose of this policy is to provide guidance for the siting, development, operations and
decommissioning of solar energy facilities in the County of Buckingham that require a
special use permit. 

2. Generally
 The development of solar facilities should be in a manner that promotes and protects the
public health, safety, and welfare of the community while adhering to the responsible
development of natural resources and significant conformance with the Comprehensive Plan.

3. Limitations
A.  While recognizing the importance of the development and deployment of solar energy,
the County of Buckingham does not think it appropriate to encumber the acreage of the
County with unlimited solar facilities.  Accordingly, the total solar facility capacity covered
by this policy to be allowed in the County is limited to 1600 MW or 7500 acres of project
size, whichever occurs first.

B  In addition to the utlity size solar projects, a 100 MW of small solar (5 MW or less) 
project will be allowed, e.g. 20 projects of 5 MW.

4. Battery Storage
Battery storage shall require a separate special use permit and shall be in addition to a special

use permit for solar energy facility or a solar facility.

5. County Obligations

Nothing in the approval of an SUP by the County shall be deemed to obligate the County to
acquire any interest in property, to construct, maintain or operate any facility or to grant any permits
or approvals except as may be directly related hereto.

PART B
UTILITY SCALE SOLAR FACILITIES

1. Purpose and Intent
The purpose and intent of this part of the policy is to provide for the siting, development,
operations and decommissioning of utility-scale solar energy facilities in the County of
Buckingham in a manner that promotes and protects the public health, safety, and welfare
of the community while adhering to the responsible development of natural resources and
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significant conformance with the Comprehensive Plan. 

2. Definitions for Part B
A. "Utility-scale solar energy facility" or "Solar Facility" means an installation greater

than five (5) MW principally designed and used to capture and convert solar radiation
into electric or thermal energy for off-site use, such as transmission to the power grid,
as well as any associated and/ or accessory facilities shown on the Solar Facility's site
plan at time of site plan approval. Any storage facilities, public utility-owned
switchyard and/ or substation associated with the project shall be considered a
separate principal use and shall require separate zoning approval.

B. Applicant shall mean the individual or entity applying for the Special Use Permit or
any successor in interest to the Applicant, who owns and/or operates the Solar
Facility. 

C. Solar Equipment shall include but not be limited to all racking, solar modules,
inverters, breakers, switches, cabling, communications components, and other
ancillary components necessary to convert solar energy to electricity and interconnect
to the electrical transmission and subject to the requirements for such, together with
setback requirements of that district and other requirements, unless otherwise stated.
Solar Equipment shall not include access roads and transmission lines and poles.

D. Project Area shall include all areas within the Property line boundary that include,
but not limited to the following: Solar Equipment, ingress/egress, access roads,
fencing, parking, laydown areas, setbacks, buffers, storage area, wetlands, erosion
and sediment control features, storm water management features, and other ancillary
components. 

E. Others as discovered 

3. Application Phase
A. General

i. Community Information and Involvement
a. Before application is made, the County should be made aware of the

anticipated application and the timing of such filing; and
b. The applicant should also make the citizens of the County and

particularly the citizens of the area of the Solar Facility aware of the
application.  Such awareness for the Community should provide the
community information about the project and provide for the
community to have input. 

c. A public meeting shall be held prior to the public hearing with the
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planning commission to give the community an opportunity to hear
from the applicant and ask questions regarding the proposed facility.
The meeting shall adhere to the following: 
(1) The applicant shall inform the zoning administrator and

adjacent property owners in writing of the date, time and
location of the meeting, at least seven but no more than 14
days, in advance of the meeting date; 

(2) The date, time and location of the meeting shall be advertised
in a newspaper of record in the county by the applicant, at
least seven but no more than 14 days, in advance of the
meeting date; 

(3) The meeting shall be held within the county, at a location
open to the general public with adequate parking and seating
facilities that will accommodate persons with disabilities; 

(4) The meeting shall give members of the public the opportunity
to review application materials, ask questions of the applicant
and provide feedback; and 

(5) The applicant shall provide to the zoning administrator with
a summary of any input received from members of the public
at the meeting.  

ii. In addition to the information required for a special use permit application
pursuant to the Zoning Ordinance for utility-scale solar energy facilities
should include the information as subsequently herein provided, unless
waived in writing by the zoning administrator: 

B. Project Narrative:  A narrative identifying the applicant, facility owner, site applicant,
owner, and operator, if known at the time of the application, and describing the
proposed Solar Facility, including an overview of the project and its location; the size
of the site and the project area; the current use of the site; the estimated time for
construction and proposed date for commencement of operations; the planned
maximum rated capacity of the Solar Facility; the approximate number,
representative types and expected footprint of solar equipment to be constructed,
including without limitation photovoltaic panels; energy storage and ancillary
facilities, if applicable; and how and where the electricity generated at the Solar
Facility will be transmitted, including the general location of the proposed electrical
grid interconnection. 

C. Site Plan:  The site plan shall include the following information: 
I. Property lines, minimum required setback lines and any proposed setback

lines that exceed the minimum requirements.
ii. Existing and proposed buildings and structures, including preliminary

location(s) of the proposed solar panels (and ancillary equipment and
facilities), electrical cabling equipment, substation, switchyard, and energy
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storage facility (as applicable). 
iii. Existing and proposed access roads, permanent entrances, temporary

construction entrances, drives, turnout locations, and parking.
iv. Fencing and other methods of ensuring public safety. 
v. Areas where vegetative buffering will be installed and/or maintained. 
vi. Existing wetlands, woodlands and areas containing substantial woods or 

vegetation. 
vii. Additional information as may be required by the zoning administrator. 

D. Traffic Management Plan to include:
I. Traffic control methods, to include, 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 public use

roads to the Project site.
iv. Plans to direct employee traffic and delivery traffic to specific roadways to

access the Project to minimize conflicts with local traffic patterns.
v. The traffic management plan shall be submitted to the Virginia Department

of Transportation (VDOT) and Buckingham County for review and approval
by VDOT.

E. Construction Mitigation Plan to include plans for: 
I. Dust mitigation, such as water trucks, mulch, or similar methods.
ii. Smoke and burn mitigation, such as containment or similar methods.
iii. Noise mitigation, such as the enforcement of hours of operation, traffic

control, and similar methods.
iv. Road monitoring and maintenance to include cleaning roadways of mud

tracked onto public roadways from construction-related traffic.

F. Landscaping and Screening Plan that identifies required and/or proposed vegetative
buffering, including the use of existing and newly installed vegetation to screen the
Solar Facility. The plan should address any proposed use of pollinator-friendly and
wildlife-friendly native plants, shrubs, trees, grasses, forbs, and wildflowers in the
project area. 

G. Point of Contact representative to be provided to locality for duration of project.
Updated contact information to be provided as applicable. 

H. Coordination with EMS and Fire Departments to respond to any on-site emergency.

I. Applicant/Owner/Operator agrees to provide the County with current copies of any
real property lease agreements for the Property associated with the Project. Developer

Page 4 of  32Draft Version 3.0 (12-05-2023)



may redact any information deemed confidential tax information or proprietary/trade
secrets and the Locality shall use reasonable efforts to maintain the confidentiality
of the real property lease agreements. However, for any such leases, Developer shall,
at the minimum, provide the annual lease payment amounts for each parcel being
leased for the Project. Thereafter, should the payment terms be amended in any such
lease agreements, the Developer shall forthwith provide such information to the
Locality. 

4. Developmental Standards
A. General

i. The Applicant should seek reduce exposure to risk and protect the health,
safety, and general welfare of the public.

ii. The Applicant should seek to preserve rural viewsheds and reduce the visual
impact of utility solar energy facilities.

iii. The design of support buildings and related structures shall use materials,
colors, textures, screening and landscaping that will blend the facilities to the
natural setting and surrounding structures.

B. Setbacks
I. A minimum of a one hundred (100) foot setback from fence around the Solar

Equipment to the property line and any public rights of way shall be provided
around the perimeter of the Solar Project where it is adjacent to property not
owned by the same property owner at the time of the approval by the Board
of Supervisors. Transmission Lines and poles, security fence, and project
roads may be located within the setbacks only where necessary.

ii. A minimum five  hundred (500) foot setback shall be maintained from the
fence line around the Solar Equipment to any adjoining or adjacent residential
dwellings that exist at the time of the approval by the Board of Supervisors.
This requirement may be reduced or waived for the life of the solar energy
facility, if agreed to, in writing, by the owner of the residence.

iv. As an additional erosion and sediment control and stormwater management
precaution, a minimum one-hundred (100) foot setback shall be maintained
from Solar Equipment to the edge of all perennial streams and connected
wetlands located within the Project Area. 

v. Transmission lines and poles, project roads, erosion and sediment control and
stormwater management  features may be located within the setbacks where
necessary. 

C. Landscaping and Buffering
I. Within the one hundred (100) foot setback, there shall be maintained at least

a fifty (50) foot buffer of vegetation and timber, existing or newly planted,
with the intent to substantially obscure from view the Solar Equipment and
security fence from the property line.
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ii. All buffer areas will be maintained with the advice and support of a
professional arborist or forester for the duration of the project's operational
life.  Such maintenance may include thinning, trimming, seeding or other
modifications to the buffer to ensure the health of the vegetated buffer areas,
public safety, and the energy efficiency of the Project. In the event the health
of the vegetation within the buffer area is compromised and no longer
substantially obscures from view the Solar Equipment and security fence, the
Applicant will plant a new buffer or supplement the remaining buffer,
including timber, evergreens, cedars or other vegetation as determined by the
Applicant with the advice of a professional arborist or Forrester. 

iii. Along existing public right-of-way (ROW) where there is existing timber, the
Applicant shall retain at least a fifty (50) foot buffer of existing vegetation
and timber with the intent to substantially obscure from view the Solar
Equipment and security fence from the public right-of-way.  Along existing
public rights-of-way where there is not at least 50' of vegetation and timber
remaining to substantially obscure from view the Solar Equipment and
security fence, the Applicant will create a buffer of at least fifty (50) feet. 
The new buffer will include timber, evergreens, cedars or other vegetation as
determined by the Applicant with the advice of a professional arborist and
subject to the prior written approval of the Zoning Administrator prior to the
issuance of a building permit. All plantings installed in the buffer shall have
an anticipated five-year height of six (6) to eight (8) feet after planting and an
anticipated mature height of at least twenty (20) feet.  Any new plantings
shall be planted during the appropriate time of year after the completion of
construction of the Project. The buffer may be included in the setback area. 

iv. Due consideration will be given to using Pollinator Habitats where
appropriate.

v. A performance bond reflecting the estimated costs of anticipated landscaping
maintenance shall be posted prior to construction to ensures the buffer
landscaping is adequately maintained for the life of the Project.

D. Glare
I. A glint and glare study shall be provided that demonstrates either that the

panels will be sited, designed, and installed to eliminate glint and glare
effects on roadway users, nearby residences, commercial areas, and other
sensitive viewing locations, or that the applicant will use all reasonably
available mitigation techniques to reduce glint and glare to the lowest
achievable levels. The study will assess and quantify potential glint and glare
effects and address the potential health, safety, and visual impacts associated
with glint and glare. Any such assessment must be conducted by qualified
individuals using appropriate and commonly accepted software and
procedures.

ii. Solar panels shall be of a non-reflective type and the Solar Facility must be
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designed and operated to prevent the direction of concentrated solar radiation
or glare onto neighboring properties and public roads.

iii. The facility shall utilize only panels that employ anti-glare technology,
anti-reflective coatings, and other available mitigation techniques, all that
meet or exceed industry standards, to reduce glint and glare.

iv. If requested the applicant shall provide written certification from a qualified
expert, acceptable to the County, that the facility's panels incorporate and
utilize anti-glare technology and anti-reflective coatings and reduce glint and
glare to levels that meet or exceed industry standards.

E. Construction Matters
I. A Construction Traffic Management Plan and mitigation measures shall be

developed by the Applicant and submitted to the Virginia Department of
Transportation (VDOT) and Buckingham County for review. The Plan shall
address traffic control measures, an industry standard pre- and
post-construction road evaluation, and any necessary localized repairs (i.e.,
potholes, wash-boarding of gravel, shoulder rutting, culvert crushing, etc.) to
the public road that are required as a result of damage from the Project.  The
Applicant will take all reasonable precautions to minimize impact and
damage to public roads including regular maintenance, washing and
sweeping. If a traffic issue arises during the construction of the Project, the
Applicant shall immediately develop with input from the County and VDOT
and implement appropriate measures to mitigate the issue.

ii. Parking of vehicles or staging of equipment or materials related construction
or decommissioning of the Project shall be limited to the Project Area.

iii. Heavy construction activities (including but not limited to earth moving, pile
driving, etc.) shall be permitted on all days except Saturday and Sunday
between 8 am and 6 pm.  Applicant may request permission from the Zoning
Administrator to conduct piling driving activity on Saturday, but such
permission will be granted or denied at the sole discretion of the Zoning
Administrator.

iv. All other construction activity within the Project Area shall be permitted
Monday through Friday in accordance with the provisions of the County's
Noise Ordinance.

F. Height:  The height of ground mounted utility scale solar facilities shall not exceed
seventeen (17) feet in height when oriented at maximum tilt. Such height restriction
shall not apply to electrical distribution facilities, substations, or transmission lines.

G. Security Fencing
I. The solar panels must be enclosed by a security fence with a minimum height

of six (6) feet. 
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ii. Fencing must be installed on the interior of the vegetative buffer required in
this section so that it is screened from the ground level view of adjacent
property owners. The fencing shall be always maintained while the facility
is in operation.

H. Signage:  No signage shall be allowed on the fencing, structures, or buildings of the
Solar Facility except for one sign 32 square feet at the main ingress/egress area,
which shall list the required warnings, Solar Facility name, address, and relevant
emergency contact information.  Directional signs, not exceeding eight square feet
per sign, shall be permitted and limited to no more than two per approved entrance
or right-of-way. Any signage required by any State or Federal agency, any industry
code or standard, or any commercial insurance or safety standards shall be exempt
from this requirement. 

I. Lighting:  
I. During operation, the Solar Facility shall utilize no more lighting than

necessary to ensure safe operation and maintenance. To the maximum extent
practical, lighting should be on motion sensors, aimed downward and away
from roads and dwellings, and limited to only areas that require illumination.
Lighting shall be permitted during construction, as needed, within permitted
operational hours. 

ii.  Lighting on the site shall comply with any dark skies ordinance the board of
supervisors may adopt or, from time to time, amend.

J. VEGETATIVE MANAGEMENT PLAN
I. The applicant shall develop a comprehensive and detailed vegetative

management plan with the intended effect to revegetate the Project
Area with ground cover.

ii. The Applicant will perform appropriate soil tests in areas across the
Project Area to achieve an appropriate sample size of Project Area. 
These soil tests will be used to inform and develop the comprehensive
and detailed vegetative management plan.

iii. The vegetative management plan may include the optimal seed types,
fertilizer rates, and liming rates (if necessary) to be used for
temporary and permanent stabilization. 

iv. The plan will be used to insure that the Applicant will maintain
ground cover in good condition throughout the operation of the
Project.  

v. Where grubbing is not required for the construction or operation of
the solar farm, or for the installation of erosion control and storm
water management features, existing stumps shall remain in place.

vi. The Applicant will consider implementation of Pollinator Habitats in
the vegetative management plan where appropriate and in accordance
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with applicable laws and regulations.
vii. The ground between the panels and in areas not otherwise covered by

gravel or infrastructure shall be managed with a vegetative cover that
retards runoff and prevents the soil from blowing or washing away
from the site. This cover may be managed with mowing, grazing, or
herbicide use, provided that the herbicides are used within the label
restrictions and are non-residual in type.

K. Erosion and Sediment Control and Stormwater Management
I. An Erosion and Sediment Control Plan must be submitted to the County and

approved by the Soil and Water Conservation District and the Virginia
Department of Environmental Quality prior to any land disturbance.  Prior to
Applicant's submission of the Erosion and Sediment Control Plan, the
Applicant will contact the County's erosion and sediment control reviewer
and use reasonable efforts to arrange a meeting on the Property with the
Applicant's engineer. The County may obtain an independent third party
review of the Erosion and Sediment Control Plan at the expense of the
Applicant. 

ii. The erosion and sediment control plan shall be prepared in accordance with
the Virginia Erosion and Sediment Control Handbook.  As an additional
precaution, in projects involving more than 100 acres(?) Of land disturbance,
the erosion and sediment control plan will  be implemented as a sequential
progression, demonstrating that not more than 25% of the Maximum Extents
(a “Phase”) be initially disturbed during construction without temporary
seeding or other stabilization in accordance with the Virginia Erosion and
Sediment Control Handbook. Temporary seeding or other stabilization in
accordance with the Virginia Erosion and Sediment Control Handbook shall
be implemented as soon as possible, and no more than 7 days after final
grading in a Phase is complete.  As soon as the stabilization of a phase, as
referenced above, has been completed, construction activity (disturbance)
may commence in a subsequent Phase. This condition shall not prevent
continued construction activities in a previous Phase after a previous Phase
has been stabilized in accordance with the Virginia Erosion and Sediment
Control Handbook, and such stabilized areas will not be subject to the 25%
limitation as referenced above; however continued construction activities,
excluding maintenance of erosion and sediment control and stormwater
management features or associated activities, shall not be re-initiated in a
previous Phase until at least 50% vegetative cover (as determined by an
independent inspector) has been established in that Phase or 60 days after a
Phase has been temporarily stabilized, whichever is sooner. During this
period, The applicant shall take continued action implementing best
management practices to promote successful establishment of vegetative
cover in a Phase. The erosion and sediment control plan will provide the
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means and measures in accordance with the Virginia Erosion and Sediment
Control Handbook to achieve stabilization of the disturbed areas and to
comply with this condition. 

iii. During the construction of the Project, the Applicant shall require the
following: 
(a) All Erosion and Sediment Control facilities will be inspected by a

qualified third party inspector: (I) at least every four calendar days; or
(ii) as least once every five calendar days and within 24 hours
following any runoff producing storm event. Any discrepancies
should be noted and corrective action should be taken to ensure
facilities are operating properly. Corrective measures include
regularly cleaning out sediment basins and traps, stabilizing eroded
banks or spillway structures, cleaning inlets and outlets and repairing
damaged silt fence shall be prioritized. 

(b) Runoff at stormwater outfalls will also be observed just as often for
characteristics listed in the land disturbance permit (clarity, solids,
etc.). 

© A record of the amount of rainfall at the Project during land
disturbing activities. 

(d) A record of major land disturbing activities, including dates when
clearing, grading and excavating occurred in each Phase. Dates when
construction activities are either temporarily or permanently ceased
in the Phase should be recorded along with stabilization areas.

 iv. A Stormwater Management Plan must be submitted to the Virginia
Department of Environmental Quality (VDEQ) and approved by VDEQ prior
to any land disturbance  The Applicant will obtain approval of a Stormwater
Pollution Prevention Plan  (“SWPPP”).  The Applicant and its contractor will
have operational day-to-day control of the Project and must implement the
SWPPP measures.  The Applicant will cause the active up-to-date SWPPP
to be made publicly available either electronically or at a location viewable
not less than once per month upon request by the public. The Applicant and
its contractors will ensure that the applicable subcontractors are trained on
appropriate best management practices and requirements in the SWPPP.

L. Wind:  The applicant/owner shall ensure that the solar arrays are designed to
withstand 120 mph wind speeds. 

M. Photo-voltaic Panels (panels):
I. All panels will use anti reflective coatings. Exterior surfaces of the collectors

and related equipment shall have a non-reflective finish and solar panels shall
be designed and installed to limit glare to a degree that no after image would
occur.

ii. The internal components shall not contain cadmium telluride.  Only silicon
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type panels that use lead-free soldering, or those other panels that have been
established as optimal standard best practice, shall be utilized by the
Applicant.  

iii. Panels shall not contain perfluoroalkyl substances. This includes, but is not
limited to polytetrafluoroethylene films were applied to panels after their
manufacture.  

iv. The County may require proof of this provision at its discretion before,
during, and after the installation of the photo-voltaic panels.

5. Review Fees:  The Applicant shall pay a supplemental application fee to cover costs, if
applicable, of the review of erosion and sediment control and stormwater management plans
by a third party who is not an employee of the County of Buckingham.  This area maybe
addressed in a siting agreement.

6. Insurance Requirements
A. The applicant shall prior to the issuance of a building permit shall provide to the

County Administrator, or designee, a Certificate of Insurance providing General
Liability Insurance which shall include, at a minimum, the following information: (I)
the name of the insurance company, policy number and expiration date; and (ii) the
coverage and limits on coverage and including the amount of deductibles or
self-insured retentions with a minimum limit of Five Million Dollars ($5,000,000)
per occurrence and Ten Million Dollars ($10,000,000) aggregate, combined single
limit, for bodily injury (including death) or property damage and Environmental
Impairment insurance with minimum limits of Five Million Dollars ($5,000,000) per
occurrence.

B. Notwithstanding the foregoing if the project is developed by or sold to a public utility
company that is self-insured, such self-insurance may be utilized to satisfy the
liability insurance requirement(s) of this section.  If the project is subsequently sold
to an entity that is not adequately self-insured as determined by the zoning
administrator, then the liability insurance requirement(s) shall apply. 

C. The applicant/owner shall maintain insurance for the duration of the use.

D. The level of insurance coverage shall be reviewed every 5 years and adjusted
accordingly.

7. Construction and Operation Phase
A. The solar facility shall be constructed, maintained, and operated in substantial

compliance with:
I. The development standards of this policy.
ii. The approved concept plan.
iii. Any other conditions imposed pursuant to a Supplemental Use Permit.
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B. During normal operation, but excluding maintenance, the Solar facility shall not
produce noise that exceeds 50 dbA as measured at the property lines of the project
boundary, unless the owner of the adjoining affected property has given written
agreement to a higher level.

C. The applicant shall maintain the solar facility in good condition. Such maintenance
shall include, but not be limited to, painting, structural integrity of the equipment and
structures, as applicable, and maintenance of the buffer areas and landscaping. Site
access shall be maintained to a level acceptable to the County. The project Applicant
shall be responsible for the cost of maintaining the solar facility and access roads, and
the cost of repairing damage to private roads occurring as a result of construction and
operation.

D. If a solar energy facility has been determined to be unsafe by the county building
official, the facility shall be required to be repaired by the facility Applicant, site
owner, or operator to meet federal, state, and local safety standards, or to be removed
by the applicant, owners or operator. The applicant, owners or operator must
complete the repair or removal of the facility, as directed by the building official,
within the time period allowed by the building official. If directed to do so by the
building official, the applicant, owners or operator will remove the solar energy
facility in compliance with decommissioning plan established for such facility.

E. The Solar Facility shall:
I. Comply with uniform statewide building code. All solar energy facilities shall

be constructed and operated in compliance with the uniform statewide
building code.

ii. Equipment type.  All systems and equipment.  All solar systems and solar
equipment used 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 Electrotechnical Commission (IEC) as applicable.

iii. Compliance with regulations governing electric energy supply. Large scale
solar energy facilities connected to the utility grid must comply with
permitting requirements of the state corporation commission or the permit by
rule requirements of the department of environmental quality, as applicable.

iv. FAA regulations. All solar energy facilities must meet or exceed the
standards and regulations of the Federal Aviation Administration.

v. Other applicable laws. All solar energy facilities shall be constructed and
operated in compliance with all applicable local, state, and federal laws,
rules, regulations, permit requirements, and ordinances.

F. Entry and inspection. The applicant, owners and/or operator will allow designated
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county officials access to the facility for inspection purposes, provided such
inspectors will be subject to the applicant, owners' and/or operator's safety
requirements and protocols while within the facility, for verification of compliance
with the requirements of the conditions.

G. During construction of the Project, the County and its assigns and designees shall
have access to the site for inspections and to assure compliance with the conditions.

H. The applicant, owner and operator shall give the County written notice of any change
in ownership, operator, or Power Purchase Agreement within thirty (30) days.

I. Emergency Access: The applicant/owner/operator shall provide emergency access,
including but not limited to include unobstructed access utilizing fire lane marking
and a Knox Corporation key box or padlock for emergency access via the locked
gate, prior to the issuance of a Certificate of Occupancy. The required emergency
access and sufficiency of said access shall be subject to the review and approval of
the Fire Marshal. 

J. Emergency Management
1. Generally:  The Applicant shall coordinate with the County's emergency

services staff to provide materials, education, and/or training to the
departments serving the solar energy facility regarding how to safely respond
to on-site emergencies.  Prior to construction, the Applicant shall ensure that
emergency services staff has keys and/or other access to the Property and the
Applicant shall provide the County and emergency services with safety data
sheets (SDSs) on the Solar Equipment for the life of the project. 

2. Emergency Management Plan: Prior to receiving a Certificate of Occupancy,
the applicant/owner/operator shall provide an Emergency Management Plan
(EMP) to the Director of Emergency Services for the utility solar energy
facility. The EMP shall be subject to the review and approval of the Director
of Emergency Services, or designee. The goal of this EMP is to provide
safety guidelines and procedures for potential emergency-related incidents
during all phases of the life of the facility (construction, operation, and
decommissioning). The EMP must cover, at a minimum:
a. emergency communications and training, theft and vandalism,

inclement weather, high voltage equipment, and fire safety and
prevention.

b. How the Applicant shall coordinate with the County's emergency
services staff to provide materials, education, and/or training to the
departments serving the solar energy facility regarding how to safely
respond to on-site emergencies. 

3. The Applicant will pay any and all expenses of the local fire departments
and/or the County’s emergency medical services (EMS) in responding to and
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addressing/dealing with events at the Solar facility to which the fire
departments or EMS is called.

K. Interconnection. The Project shall not receive a building permit until evidence,
satisfactory to Buckingham County in its sole discretion,  has been given that the
applicant has made arrangements for an appropriate interconnection service
agreement to distribute its power.

L. Traffic Matters During Construction. The following measures will be taken prior to
and during construction: 
a. Construction Traffic Management Plan and mitigation measures shall be

developed by the Applicant and submitted to the Virginia Department of
Transportation (VDOT) and Buckingham County for review. The Plan shall
address traffic control measures, an industry standard pre- and
post-construction road evaluation, proposed work zones and delivery
locations, and any necessary localized repairs (i.e., potholes, wash-boarding
of gravel, shoulder rutting, culvert crushing, etc.) to the public road that are
required as a result of damage from the Project. 

b. During construction, applicant will keep the roads leading to and from the
Project Area clean of all  debris, including but not limited to dirt and mud.
The Applicant will take all reasonable precautions to minimize impact and
damage to public roads including regular maintenance, washing and
sweeping. If a traffic issue arises during the construction of the Project, the
Applicant shall immediately develop with input from the County and VDOT
and implement appropriate measures to mitigate the issue.

c. The applicant maybe restricted from using certain public roads where the
impact of construction traffic could, in the sole opinion and discretion of the
County, adversely effect the public’s use of the roads, including the impact
on school and school bus traffic.

M. During construction, the Applicant will keep the County and Community informed
on construction progress every quarter.  

N. If the solar facility does not receive a building permit within twenty-four (24) months
of approval of the Special Use Permit, the Permit shall be terminated, unless
extended by the Board of Supervisors for good cause shown.

O. Every two (2) years after receiving a Certificate of Occupancy, the operator of the
solar facility shall provide to the County water and soil test, performed by testing
methods recognized in the soil and water testing community as reliable,  from each
of the erosion sediment control ponds of substances that could leach from the solar
panels, including, as appropriate based on the panels used, but not necessarily limited
to heavy metals, polycyclic aromatic hydrocarbons, ethylene glycol, silicon
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tetrachloride,  hydrofluoric acid, sulfuric acid, or nitric acid.

P. No grading of slopes of 15% or more will be permitted. 

8. Decommissioning Phase
A. Generally

I. The applicant shall enter into a written agreement to decommission the solar
energy equipment, facilities, and devices prior to the issuance of the building
permit.

ii. The Project shall be decommissioned within twelve (12) months.  The
decommissioning shall require (I) the removal of any Project facilities
installed or constructed thereupon, (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 and
36" below the surface of the Property.

iii. The Applicant shall pay a supplemental application fee to cover costs, if
applicable, of the review of decommissioning plans by a third party who is
not an employee of the County of Buckingham.  This area maybe addressed
in a siting agreement.

iv. Decommissioning shall begin a.  if the solar energy facility is inactive
completely or substantially discontinuing the delivery of electricity to an
electrical grid) for a continuous twelve (12) month period; b.  if the project 
is declared unsafe and the applicant, owners or operator has not completed
the repair or removal of the facility to remedy such unsafe aspects; or if
neither (a) or (b) apply, at a time selected by the applicant, owner, or
operator.

iv. Decommissioning shall be performed in compliance with the approved
decommissioning plan. The Board of Supervisors may approve any
appropriate amendments to or modifications of the decommissioning plan.

B. Decommissioning Plan
I. Generally:  The plan shall identify the anticipated life of the Solar Facility,

the estimated overall cost of decommissioning the Solar Facility in current
dollars, and the methodology for determining such estimate, and the manner
in which the plan will be executed.

ii. When:  The decommissioning plan shall be agreed to before the issuance of
the building permit

iii. Content:  None of the salvage value will be included in the calculation

C. Security:  Prior to issuance of the first building permit, the applicant must provide
security in the amount of the estimated cost of the decommissioning, plus fifteen
percent (15%) for administrative cost, if not already included. Options for security
include a cash escrow, a performance surety bond, a certified check, an irrevocable
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letter of credit, or other security acceptable to the county. The security must remain
valid until the decommissioning obligations have been met. 

D. Review:  The decommissioning security amount shall be updated every five years.
The decommissioning plan, cost estimates, and all updates of those plans and
estimates shall be sealed by a professional engineer. 

9. Other
A. To preserve and protect county viewsheds and resources, to protect the health, safety,

and welfare of the community, and to otherwise advance the purpose and intent of
this article, the following non-exhaustive list of additional criteria may be considered
by the planning commission and the board of supervisors in addressing whether to
recommend or grant a permit, and what conditions to impose on any permit, for a
large scale solar energy facility:
I.  The topography of the site and the surrounding area.
ii. The proximity of the site to, observability from, and impact on urban and

residential areas.
iii. The proximity of the site to, observability from, and impact on areas of

historical, cultural, and archaeological significance.
iv. The proximity of the site to other large scale solar energy facilities, other

energy generating facilities, and utility transmission lines.
v. The proximity of the site to, observability from, and impact on areas of scenic

significance, such as scenic byways, vistas, and blueways.
vi. The proximity of the site to, observability from, and impact on public

rights-of-way, including but not necessarily limited to highways, secondary
roads, streets, and scenic byways.

vii. The proximity of the site to, observability from, and impact on recreational
areas, such as parks, battlefields, trails, lakes, rivers, and creeks.

viii. The proximity of the site to airports.
ix. The preservation and protection of wildlife and pollinator habitats and

corridors.
x. The proximity of the site to any urban planning area or community planning

area identified in the comprehensive plan.
xi. The size of the site.
xii. The proposed use of available technology, coatings, and other measures for

mitigating adverse impacts of the facility.

B. The enumeration of these criteria shall not prohibit the planning commission or board
of supervisors from considering other factors deemed relevant to a specific
conditional use permit application based on the details of the application. Nothing
herein shall limit in any manner the nature and scope of reasonable conditions that
may be recommended by the planning commission or imposed by the board of
supervisors.
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PART C
SMALL SOLAR FACILITIES
1. Purpose and Intent

The purpose and intent of this part of the policy is to provide for the siting, development,
operations and decommissioning of non-utlity-scale solar energy facilities in the County of
Buckingham in a manner that promotes and protects the public health, safety, and welfare
of the community while adhering to the responsible development of natural resources and
significant conformance with the Comprehensive Plan. 

2. Definitions for Part C

A. "Non-Utility-scale solar energy facility" or “Facility” or”Solar Facility” means: an
installation five (5) MW or less that requires a special use permit and that is
principally designed and used to capture and convert solar radiation into electric or
thermal energy for off-site use, such as transmission to the power grid, as well as any
associated and/ or accessory facilities shown on the Facility's site plan at time of site
plan approval. Any storage facilities, public utility-owned switchyard and/ or
substation associated with the project shall be considered a separate principal use and
shall require separate zoning approval.

B. Applicant shall mean the individual or entity applying for the Special Use Permit or
any successor in interest to the Applicant, who owns and/or operates the Facility. 

C. Solar Equipment shall include but not be limited to all racking, solar modules,
inverters, breakers, switches, cabling, communications components, and other
ancillary components necessary to convert solar energy to electricity and interconnect
to the electrical transmission and subject to the requirements for such, together with
setback requirements of that district and other requirements, unless otherwise stated.
Solar Equipment shall not include access roads and transmission lines and poles.

D. Project Area shall include all areas within the Property line boundary that include,
but not limited to the following: Solar Equipment, ingress/egress, access roads,
fencing, parking, laydown areas, setbacks, buffers, storage area, wetlands, erosion
and sediment control features, storm water management features, and other ancillary
components. 

E. Others as discovered 

3. Application Phase
A. General

i. Community Information and Involvement
a. Before application is made, the County should be made aware of the
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anticipated application and the timing of such filing; and
b. The applicant should also make the citizens of the County and

particularly the citizens of the area of the Solar Facility aware of the
application.  Such awareness for the Community should provide the
community information about the project and provide for the
community to have input. 

c. A public meeting shall be held prior to the public hearing with the
planning commission to give the community an opportunity to hear
from the applicant and ask questions regarding the proposed facility.
The meeting shall adhere to the following: 
(1) The applicant shall inform the zoning administrator and

adjacent property owners in writing of the date, time and
location of the meeting, at least seven but no more than 14
days, in advance of the meeting date; 

(2) The date, time and location of the meeting shall be advertised
in a newspaper of record in the county by the applicant, at
least seven but no more than 14 days, in advance of the
meeting date; 

(3) The meeting shall be held within the county, at a location
open to the general public with adequate parking and seating
facilities that will accommodate persons with disabilities; 

(4) The meeting shall give members of the public the opportunity
to review application materials, ask questions of the applicant
and provide feedback; and 

(5) The applicant shall provide to the zoning administrator with
a summary of any input received from members of the public
at the meeting.  

ii. In addition to the information required for a special use permit application
pursuant to the Zoning Ordinance for utility-scale solar energy facilities
should include the information as subsequently herein provided, unless
waived in writing by the zoning administrator: 

B. Project Narrative:  A narrative identifying the applicant, facility owner, site applicant,
owner, and operator, if known at the time of the application, and describing the
proposed Solar Facility, including an overview of the project and its location; the size
of the site and the project area; the current use of the site; the estimated time for
construction and proposed date for commencement of operations; the planned
maximum rated capacity of the Solar Facility; the approximate number,
representative types and expected footprint of solar equipment to be constructed,
including without limitation photovoltaic panels; energy storage and ancillary
facilities, if applicable; and how and where the electricity generated at the Solar
Facility will be transmitted, including the general location of the proposed electrical
grid interconnection. 
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C. Site Plan:  The site plan shall include the following information: 
I. Property lines, minimum required setback lines and any proposed setback

lines that exceed the minimum requirements.
ii. Existing and proposed buildings and structures, including preliminary

location(s) of the proposed solar panels (and ancillary equipment and
facilities), electrical cabling equipment, substation, switchyard, and energy
storage facility (as applicable). 

iii. Existing and proposed access roads, permanent entrances, temporary
construction entrances, drives, turnout locations, and parking.

iv. Fencing and other methods of ensuring public safety. 
v. Areas where vegetative buffering will be installed and/or maintained. 
vi. Existing wetlands, woodlands and areas containing substantial woods or 

vegetation. 
vii. Additional information as may be required by the zoning administrator. 

D. Traffic Management Plan to include:
I. Traffic control methods, to include, 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 public use

roads to the Project site.
iv. Plans to direct employee traffic and delivery traffic to specific roadways to

access the Project to minimize conflicts with local traffic patterns.
v. The traffic management plan shall be submitted to the Virginia Department

of Transportation (VDOT) and Buckingham County for review and approval
by VDOT.

E. Construction Mitigation Plan to include plans for: 
I. Dust mitigation, such as water trucks, mulch, or similar methods.
ii. Smoke and burn mitigation, such as containment or similar methods.
iii. Noise mitigation, such as the enforcement of hours of operation, traffic

control, and similar methods.
iv. Road monitoring and maintenance to include cleaning roadways of mud

tracked onto public roadways from construction-related traffic.

F. Landscaping and Screening Plan that identifies required and/or proposed vegetative
buffering, including the use of existing and newly installed vegetation to screen the
Solar Facility. The plan should address any proposed use of pollinator-friendly and
wildlife-friendly native plants, shrubs, trees, grasses, forbs, and wildflowers in the
project area. 

G. Point of Contact representative to be provided to locality for duration of project.
Updated contact information to be provided as applicable. 
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H. Applicant/Owner/Operator agrees to provide the County with current copies of any
real property lease agreements for the Property associated with the Project. Developer
may redact any information deemed confidential tax information or proprietary/trade
secrets and the Locality shall use reasonable efforts to maintain the confidentiality
of the real property lease agreements. However, for any such leases, Developer shall,
at the minimum, provide the annual lease payment amounts for each parcel being
leased for the Project. Thereafter, should the payment terms be amended in any such
lease agreements, the Developer shall forthwith provide such information to the
Locality. 

I. Provide method for coordination with EMS and Fire Departments to respond to any
on-site emergency.

4. Developmental Standards
A. General

i. The Applicant should seek reduce exposure to risk and protect the health,
safety, and general welfare of the public.

ii. The Applicant should seek to preserve rural viewsheds and reduce the visual
impact of utility solar energy facilities.

iii. The design of support buildings and related structures shall use materials,
colors, textures, screening and landscaping that will blend the facilities to the
natural setting and surrounding structures.

B. Setbacks
I. A minimum of a one hundred (100) foot setback from fence around the Solar

Equipment to the property line and any public rights of way shall be provided
around the perimeter of the Solar Project where it is adjacent to property not
owned by the same property owner at the time of the approval by the Board
of Supervisors. Transmission Lines and poles, security fence, and project
roads may be located within the setbacks only where necessary.

ii. A minimum five  hundred (500) foot setback shall be maintained from the
fence line around the Solar Equipment to any adjoining or adjacent residential
dwellings that exist at the time of the approval by the Board of Supervisors.
This requirement may be reduced or waived for the life of the solar energy
facility, if agreed to, in writing, by the owner of the residence.

iv. As an additional erosion and sediment control and stormwater management
precaution, a minimum one-hundred (100) foot setback shall be maintained
from Solar Equipment to the edge of all perennial streams and connected
wetlands located within the Project Area. 

v. Transmission lines and poles, project roads, erosion and sediment control and
stormwater management  features may be located within the setbacks where
necessary. 
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C. Landscaping and Buffering
I. Within the one hundred (100) foot setback, there shall be maintained at least

a fifty (50) foot buffer of vegetation and timber, existing or newly planted,
with the intent to substantially obscure from view the Solar Equipment and
security fence from the property line.

ii. All buffer areas will be maintained with the advice and support of a
professional arborist or forester for the duration of the project's operational
life.  Such maintenance may include thinning, trimming, seeding or other
modifications to the buffer to ensure the health of the vegetated buffer areas,
public safety, and the energy efficiency of the Project. In the event the health
of the vegetation within the buffer area is compromised and no longer
substantially obscures from view the Solar Equipment and security fence, the
Applicant will plant a new buffer or supplement the remaining buffer,
including timber, evergreens, cedars or other vegetation as determined by the
Applicant with the advice of a professional arborist or Forrester. 

iii. Along existing public right-of-way (ROW) where there is existing timber, the
Applicant shall retain at least a fifty (50) foot buffer of existing vegetation
and timber with the intent to substantially obscure from view the Solar
Equipment and security fence from the public right-of-way.  Along existing
public rights-of-way where there is not at least 50' of vegetation and timber
remaining to substantially obscure from view the Solar Equipment and
security fence, the Applicant will create a buffer of at least fifty (50) feet. 
The new buffer will include timber, evergreens, cedars or other vegetation as
determined by the Applicant with the advice of a professional arborist and
subject to the prior written approval of the Zoning Administrator prior to the
issuance of a building permit. All plantings installed in the buffer shall have
an anticipated five-year height of six (6) to eight (8) feet after planting and an
anticipated mature height of at least twenty (20) feet.  Any new plantings
shall be planted during the appropriate time of year after the completion of
construction of the Project. The buffer may be included in the setback area. 

iv. Due consideration will be given to using Pollinator Habitats where
appropriate.

v. A performance bond reflecting the estimated costs of anticipated landscaping
maintenance shall be posted prior to construction to ensures the buffer
landscaping is adequately maintained for the life of the Project.

D. Glare
I. A glint and glare study shall be provided that demonstrates either that the

panels will be sited, designed, and installed to eliminate glint and glare
effects on roadway users, nearby residences, commercial areas, and other
sensitive viewing locations, or that the applicant will use all reasonably
available mitigation techniques to reduce glint and glare to the lowest
achievable levels. The study will assess and quantify potential glint and glare
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effects and address the potential health, safety, and visual impacts associated
with glint and glare. Any such assessment must be conducted by qualified
individuals using appropriate and commonly accepted software and
procedures.

ii. Solar panels shall be of a non-reflective type and the Solar Facility must be
designed and operated to prevent the direction of concentrated solar radiation
or glare onto neighboring properties and public roads.

iii. The facility shall utilize only panels that employ anti-glare technology,
anti-reflective coatings, and other available mitigation techniques, all that
meet or exceed industry standards, to reduce glint and glare.

iv. If requested the applicant shall provide written certification from a qualified
expert, acceptable to the County, that the facility's panels incorporate and
utilize anti-glare technology and anti-reflective coatings and reduce glint and
glare to levels that meet or exceed industry standards.

E. Construction Matters
I. A Construction Traffic Management Plan and mitigation measures shall be

developed by the Applicant and submitted to the Virginia Department of
Transportation (VDOT) and Buckingham County for review. The Plan shall
address traffic control measures, an industry standard pre- and
post-construction road evaluation, and any necessary localized repairs (i.e.,
potholes, wash-boarding of gravel, shoulder rutting, culvert crushing, etc.) to
the public road that are required as a result of damage from the Project.  The
Applicant will take all reasonable precautions to minimize impact and
damage to public roads including regular maintenance, washing and
sweeping. If a traffic issue arises during the construction of the Project, the
Applicant shall immediately develop with input from the County and VDOT
and implement appropriate measures to mitigate the issue.

ii. Parking of vehicles or staging of equipment or materials related construction
or decommissioning of the Project shall be limited to the Project Area.

iii. Heavy construction activities (including but not limited to earth moving, pile
driving, etc.) shall be permitted on all days except Saturday and Sunday
between 8 am and 6 pm.  Applicant may request permission from the Zoning
Administrator to conduct piling driving activity on Saturday, but such
permission will be granted or denied at the sole discretion of the Zoning
Administrator.

iv. All other construction activity within the Project Area shall be permitted
Monday through Friday in accordance with the provisions of the County's
Noise Ordinance.

F. Height:  The height of ground mounted utility scale solar facilities shall not exceed
seventeen (17) feet in height when oriented at maximum tilt. Such height restriction
shall not apply to electrical distribution facilities, substations, or transmission lines.
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G. Security Fencing
I. The solar panels must be enclosed by a security fence with a minimum height

of six (6) feet. 
ii. Fencing must be installed on the interior of the vegetative buffer required in

this section so that it is screened from the ground level view of adjacent
property owners. The fencing shall be always maintained while the facility
is in operation.

H. Signage:  No signage shall be allowed on the fencing, structures, or buildings of the
Solar Facility except for one sign 32 square feet at the main ingress/egress area,
which shall list the required warnings, Solar Facility name, address, and relevant
emergency contact information.  Directional signs, not exceeding eight square feet
per sign, shall be permitted and limited to no more than two per approved entrance
or right-of-way. Any signage required by any State or Federal agency, any industry
code or standard, or any commercial insurance or safety standards shall be exempt
from this requirement. 

I. Lighting:  
I. During operation, the Solar Facility shall utilize no more lighting than

necessary to ensure safe operation and maintenance. To the maximum extent
practical, lighting should be on motion sensors, aimed downward and away
from roads and dwellings, and limited to only areas that require illumination.
Lighting shall be permitted during construction, as needed, within permitted
operational hours. 

ii.  Lighting on the site shall comply with any dark skies ordinance the board of
supervisors may adopt or, from time to time, amend.

J. VEGETATIVE MANAGEMENT PLAN
I. The applicant shall develop a comprehensive and detailed vegetative

management plan with the intended effect to revegetate the Project
Area with ground cover.

ii. The Applicant will perform appropriate soil tests in areas across the
Project Area to achieve an appropriate sample size of Project Area. 
These soil tests will be used to inform and develop the comprehensive
and detailed vegetative management plan.

iii. The vegetative management plan may include the optimal seed types,
fertilizer rates, and liming rates (if necessary) to be used for
temporary and permanent stabilization. 

iv. The plan will be used to insure that the Applicant will maintain
ground cover in good condition throughout the operation of the
Project.  
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v. Where grubbing is not required for the construction or operation of
the solar farm, or for the installation of erosion control and storm
water management features, existing stumps shall remain in place.

vi. The Applicant will consider implementation of Pollinator Habitats in
the vegetative management plan where appropriate and in accordance
with applicable laws and regulations.

vii. The ground between the panels and in areas not otherwise covered by
gravel or infrastructure shall be managed with a vegetative cover that
retards runoff and prevents the soil from blowing or washing away
from the site. This cover may be managed with mowing, grazing, or
herbicide use, provided that the herbicides are used within the label
restrictions and are non-residual in type.

K. Erosion and Sediment Control and Stormwater Management
I. An Erosion and Sediment Control Plan must be submitted to the County and

approved by the Soil and Water Conservation District and the Virginia
Department of Environmental Quality prior to any land disturbance.  Prior to
Applicant's submission of the Erosion and Sediment Control Plan, the
Applicant will contact the County's erosion and sediment control reviewer
and use reasonable efforts to arrange a meeting on the Property with the
Applicant's engineer. The County may obtain an independent third party
review of the Erosion and Sediment Control Plan at the expense of the
Applicant. 

ii. The erosion and sediment control plan shall be prepared in accordance with
the Virginia Erosion and Sediment Control Handbook.  As an additional
precaution, in projects involving more than 100 acres(?) Of land disturbance,
the erosion and sediment control plan will  be implemented as a sequential
progression, demonstrating that not more than 25% of the Maximum Extents
(a “Phase”) be initially disturbed during construction without temporary
seeding or other stabilization in accordance with the Virginia Erosion and
Sediment Control Handbook. Temporary seeding or other stabilization in
accordance with the Virginia Erosion and Sediment Control Handbook shall
be implemented as soon as possible, and no more than 7 days after final
grading in a Phase is complete.  As soon as the stabilization of a phase, as
referenced above, has been completed, construction activity (disturbance)
may commence in a subsequent Phase. This condition shall not prevent
continued construction activities in a previous Phase after a previous Phase
has been stabilized in accordance with the Virginia Erosion and Sediment
Control Handbook, and such stabilized areas will not be subject to the 25%
limitation as referenced above; however continued construction activities,
excluding maintenance of erosion and sediment control and stormwater
management features or associated activities, shall not be re-initiated in a
previous Phase until at least 50% vegetative cover (as determined by an
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independent inspector) has been established in that Phase or 60 days after a
Phase has been temporarily stabilized, whichever is sooner. During this
period, The applicant shall take continued action implementing best
management practices to promote successful establishment of vegetative
cover in a Phase. The erosion and sediment control plan will provide the
means and measures in accordance with the Virginia Erosion and Sediment
Control Handbook to achieve stabilization of the disturbed areas and to
comply with this condition. 

iii. During the construction of the Project, the Applicant shall require the
following: 
(a) All Erosion and Sediment Control facilities will be inspected by a

qualified third party inspector: (I) at least every four calendar days; or
(ii) as least once every five calendar days and within 24 hours
following any runoff producing storm event. Any discrepancies
should be noted and corrective action should be taken to ensure
facilities are operating properly. Corrective measures include
regularly cleaning out sediment basins and traps, stabilizing eroded
banks or spillway structures, cleaning inlets and outlets and repairing
damaged silt fence shall be prioritized. 

(b) Runoff at stormwater outfalls will also be observed just as often for
characteristics listed in the land disturbance permit (clarity, solids,
etc.). 

(c) A record of the amount of rainfall at the Project during land
disturbing activities. 

(d) A record of major land disturbing activities, including dates when
clearing, grading and excavating occurred in each Phase. Dates when
construction activities are either temporarily or permanently ceased
in the Phase should be recorded along with stabilization areas.

 iv. A Stormwater Management Plan must be submitted to the Virginia
Department of Environmental Quality (VDEQ) and approved by VDEQ prior
to any land disturbance  The Applicant will obtain approval of a Stormwater
Pollution Prevention Plan  (“SWPPP”).  The Applicant and its contractor will
have operational day-to-day control of the Project and must implement the
SWPPP measures.  The Applicant will cause the active up-to-date SWPPP
to be made publicly available either electronically or at a location viewable
not less than once per month upon request by the public. The Applicant and
its contractors will ensure that the applicable subcontractors are trained on
appropriate best management practices and requirements in the SWPPP.

L. Wind:  The applicant/owner shall ensure that the solar arrays are designed to
withstand 120 mph wind speeds. 

M. Photo-voltaic Panels (panels):
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I. All panels will use anti reflective coatings. Exterior surfaces of the collectors
and related equipment shall have a non-reflective finish and solar panels shall
be designed and installed to limit glare to a degree that no after image would
occur.

ii. The internal components shall not contain cadmium telluride.  Only silicon
type panels that use lead-free soldering, or those other panels that have been
established as optimal standard best practice, shall be utilized by the
Applicant.  

iii. Panels shall not contain perfluoroalkyl substances. This includes, but is not
limited to polytetrafluoroethylene films were applied to panels after their
manufacture.  

iv. The County may require proof of this provision at its discretion before,
during, and after the installation of the photo-voltaic panels.

5. Review Fees:  Review Fees:  The Applicant shall pay a supplemental application fee to
cover costs, if applicable, of the review of erosion and sediment control and stormwater
management plans by a third party who is not an employee of the County of Buckingham. 
This area maybe addressed in a siting agreement.

6. Insurance Requirements
A. The applicant shall prior to the issuance of a building permit shall provide to the

County Administrator, or designee, a Certificate of Insurance providing General
Liability Insurance which shall include, at a minimum, the following information: (I)
the name of the insurance company, policy number and expiration date; and (ii) the
coverage and limits on coverage and including the amount of deductibles or
self-insured retentions with a minimum limit of Five Million Dollars ($5,000,000)
per occurrence and Ten Million Dollars ($10,000,000) aggregate, combined single
limit, for bodily injury (including death) or property damage and Environmental
Impairment insurance with minimum limits of Five Million Dollars ($5,000,000) per
occurrence.

B. Notwithstanding the foregoing if the project is developed by or sold to a public utility
company that is self-insured, such self-insurance may be utilized to satisfy the
liability insurance requirement(s) of this section.  If the project is subsequently sold
to an entity that is not adequately self-insured as determined by the zoning
administrator, then the liability insurance requirement(s) shall apply. 

C. The applicant/owner shall maintain insurance for the duration of the use.

D. The level of insurance coverage shall be reviewed every 5 years and adjusted
accordingly.

7. Construction and Operation Phase
A. The solar facility shall be constructed, maintained, and operated in substantial
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compliance with:
I. The development standards of this policy.
ii. The approved concept plan.
iii. Any other conditions imposed pursuant to a Supplemental Use Permit.

B. During normal operation, but excluding maintenance, the Solar facility shall not
produce noise that exceeds 50 dbA as measured at the property lines of the project
boundary, unless the owner of the adjoining affected property has given written
agreement to a higher level.

C. The applicant shall maintain the solar facility in good condition. Such maintenance
shall include, but not be limited to, painting, structural integrity of the equipment and
structures, as applicable, and maintenance of the buffer areas and landscaping. Site
access shall be maintained to a level acceptable to the County. The project Applicant
shall be responsible for the cost of maintaining the solar facility and access roads, and
the cost of repairing damage to private roads occurring as a result of construction and
operation.

D. If a solar energy facility has been determined to be unsafe by the county building
official, the facility shall be required to be repaired by the facility Applicant, site
owner, or operator to meet federal, state, and local safety standards, or to be removed
by the applicant, owners or operator. The applicant, owners or operator must
complete the repair or removal of the facility, as directed by the building official,
within the time period allowed by the building official. If directed to do so by the
building official, the applicant, owners or operator will remove the solar energy
facility in compliance with decommissioning plan established for such facility.

E. The Solar Facility shall:
I. Comply with uniform statewide building code. All solar energy facilities shall

be constructed and operated in compliance with the uniform statewide
building code.

ii. Equipment type.  All systems and equipment.  All solar systems and solar
equipment used 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 Electrotechnical Commission (IEC) as applicable.

iii. Compliance with regulations governing electric energy supply. Large scale
solar energy facilities connected to the utility grid must comply with
permitting requirements of the state corporation commission or the permit by
rule requirements of the department of environmental quality, as applicable.

iv. FAA regulations. All solar energy facilities must meet or exceed the
standards and regulations of the Federal Aviation Administration.
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v. Other applicable laws. All solar energy facilities shall be constructed and
operated in compliance with all applicable local, state, and federal laws,
rules, regulations, permit requirements, and ordinances.

F. Entry and inspection. The applicant, owners and/or operator will allow designated
county officials access to the facility for inspection purposes, provided such
inspectors will be subject to the applicant, owners' and/or operator's safety
requirements and protocols while within the facility, for verification of compliance
with the requirements of the conditions.

G. During construction of the Project, the County and its assigns and designees shall
have access to the site for inspections and to assure compliance with the conditions.

H. The applicant, owner and operator shall give the County written notice of any change
in ownership, operator, or Power Purchase Agreement within thirty (30) days.

I. Emergency Access: The applicant/owner/operator shall provide emergency access,
including but not limited to include unobstructed access utilizing fire lane marking
and a Knox Corporation key box or padlock for emergency access via the locked
gate, prior to the issuance of a Certificate of Occupancy. The required emergency
access and sufficiency of said access shall be subject to the review and approval of
the Fire Marshal. 

J. Emergency Management
1. Generally:  The Applicant shall coordinate with the County's emergency

services staff to provide materials, education, and/or training to the
departments serving the solar energy facility regarding how to safely respond
to on-site emergencies.  Prior to construction, the Applicant shall ensure that
emergency services staff has keys and/or other access to the Property and the
Applicant shall provide the County and emergency services with safety data
sheets (SDSs) on the Solar Equipment for the life of the project. 

2. Emergency Management Plan: Prior to receiving a Certificate of Occupancy,
the applicant/owner/operator shall provide an Emergency Management Plan
(EMP) to the Director of Emergency Services for the utility solar energy
facility. The EMP shall be subject to the review and approval of the Director
of Emergency Services, or designee. The goal of this EMP is to provide
safety guidelines and procedures for potential emergency-related incidents
during all phases of the life of the facility (construction, operation, and
decommissioning). The EMP must cover, at a minimum:
a. emergency communications and training, theft and vandalism,

inclement weather, high voltage equipment, and fire safety and
prevention.

b. How the Applicant shall coordinate with the County's emergency
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services staff to provide materials, education, and/or training to the
departments serving the solar energy facility regarding how to safely
respond to on-site emergencies. 

3. The Applicant will pay any and all expenses of the local fire departments
and/or the County’s emergency medical services (EMS) in responding to and
addressing/dealing with events at the Solar facility to which the fire
departments or EMS is called.

K. Interconnection. The Project shall not receive a building permit until evidence,
satisfactory to Buckingham County in its sole discretion,  has been given that the
applicant has made arrangements for an appropriate interconnection service
agreement to distribute its power.

L. Traffic Matters During Construction. The following measures will be taken prior to
and during construction: 
a. Construction Traffic Management Plan and mitigation measures shall be

developed by the Applicant and submitted to the Virginia Department of
Transportation (VDOT) and Buckingham County for review. The Plan shall
address traffic control measures, an industry standard pre- and
post-construction road evaluation, proposed work zones and delivery
locations, and any necessary localized repairs (i.e., potholes, wash-boarding
of gravel, shoulder rutting, culvert crushing, etc.) to the public road that are
required as a result of damage from the Project. 

b. During construction, applicant will keep the roads leading to and from the
Project Area clean of all  debris, including but not limited to dirt and mud.
The Applicant will take all reasonable precautions to minimize impact and
damage to public roads including regular maintenance, washing and
sweeping. If a traffic issue arises during the construction of the Project, the
Applicant shall immediately develop with input from the County and VDOT
and implement appropriate measures to mitigate the issue.

c. The applicant maybe restricted from using certain public roads where the
impact of construction traffic could, in the sole opinion and discretion of the
County, adversely effect the public’s use of the roads, including the impact
on school and school bus traffic.

M. During construction, the Applicant will keep the County and Community informed
on construction progress every quarter.  

N. If the solar facility does not receive a building permit within twenty-four (24) months
of approval of the Special Use Permit, the Permit shall be terminated, unless
extended by the Board of Supervisors for good cause shown.

O. Every two (2) years after receiving a Certificate of Occupancy, the operator of the
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solar facility shall provide to the County water and soil test, performed by testing
methods recognized in the soil and water testing community as reliable,  from each
of the erosion sediment control ponds of substances that could leach from the solar
panels, including, as appropriate based on the panels used, but not necessarily limited
to heavy metals, polycyclic aromatic hydrocarbons, ethylene glycol, silicon
tetrachloride,  hydrofluoric acid, sulfuric acid, or nitric acid.

P. No grading of slopes of 15% or more will be permitted. 

8. Decommissioning Phase
A. Generally

I. The applicant shall enter into a written agreement to decommission the solar
energy equipment, facilities, and devices prior to the issuance of the building
permit.

ii. The Project shall be decommissioned within twelve (12) months.  The
decommissioning shall require (I) the removal of any Project facilities
installed or constructed thereupon, (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 and
36" below the surface of the Property.

iii. The Applicant shall pay a supplemental application fee to cover costs, if
applicable, of the review of decommissioning plans by a third party who is
not an employee of the County of Buckingham.  This area maybe addressed
in a siting agreement.

iv. Decommissioning shall begin a.  if the solar energy facility is inactive
completely or substantially discontinuing the delivery of electricity to an
electrical grid) for a continuous twelve (12) month period; b.  if the project 
is declared unsafe and the applicant, owners or operator has not completed
the repair or removal of the facility to remedy such unsafe aspects; or if
neither (a) or (b) apply, at a time selected by the applicant, owner, or
operator.

iv. Decommissioning shall be performed in compliance with the approved
decommissioning plan. The Board of Supervisors may approve any
appropriate amendments to or modifications of the decommissioning plan.

B. Decommissioning Plan
I. Generally:  The plan shall identify the anticipated life of the Solar Facility,

the estimated overall cost of decommissioning the Solar Facility in current
dollars, and the methodology for determining such estimate, and the manner
in which the plan will be executed.

ii. When:  The decommissioning plan shall be agreed to before the issuance of
the building permit

iii. Content:  None of the salvage value will be included in the calculation
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C. Security:  Prior to issuance of the first building permit, the applicant must provide
security in the amount of the estimated cost of the decommissioning, plus fifteen
percent (15%) for administrative cost, if not already included. Options for security
include a cash escrow, a performance surety bond, a certified check, an irrevocable
letter of credit, or other security acceptable to the county. The security must remain
valid until the decommissioning obligations have been met. 

D. Review:  The decommissioning security amount shall be updated every five years.
The decommissioning plan, cost estimates, and all updates of those plans and
estimates shall be sealed by a professional engineer. 

9. Other
A. To preserve and protect county viewsheds and resources, to protect the health, safety,

and welfare of the community, and to otherwise advance the purpose and intent of
this article, the following non-exhaustive list of additional criteria may be considered
by the planning commission and the board of supervisors in addressing whether to
recommend or grant a permit, and what conditions to impose on any permit, for a
large scale solar energy facility:
I.  The topography of the site and the surrounding area.
ii. The proximity of the site to, observability from, and impact on urban and

residential areas.
iii. The proximity of the site to, observability from, and impact on areas of

historical, cultural, and archaeological significance.
iv. The proximity of the site to other large scale solar energy facilities, other

energy generating facilities, and utility transmission lines.
v. The proximity of the site to, observability from, and impact on areas of scenic

significance, such as scenic byways, vistas, and blueways.
vi. The proximity of the site to, observability from, and impact on public

rights-of-way, including but not necessarily limited to highways, secondary
roads, streets, and scenic byways.

vii. The proximity of the site to, observability from, and impact on recreational
areas, such as parks, battlefields, trails, lakes, rivers, and creeks.

viii. The proximity of the site to airports.
ix. The preservation and protection of wildlife and pollinator habitats and

corridors.
x. The proximity of the site to any urban planning area or community planning

area identified in the comprehensive plan.
xi. The size of the site.
xii. The proposed use of available technology, coatings, and other measures for

mitigating adverse impacts of the facility.

B. The enumeration of these criteria shall not prohibit the planning commission or board
of supervisors from considering other factors deemed relevant to a specific
conditional use permit application based on the details of the application. Nothing
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herein shall limit in any manner the nature and scope of reasonable conditions that
may be recommended by the planning commission or imposed by the board of
supervisors.

Part D
Effective Date and Application

This entire policy shall become effective on January 1, 2024 and apply projects for which the
application for the SUP is made after the date it becomes effective and to project that are currently
inactive or suspended.
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