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Summary: Attached for public hearing are four text amendments related to
commercial solar energy projects. The Board has previously considered the
amendments at the January 12th meeting, February 3rd work session and March
23rd meeting.
The Planning Commission forwards the proposed amendments to the Board with
a recommendation of approval.
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MEMORANDUM
TO:

Caroline County Board of Supervisors
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Michael A. Finchum
Director of Planning & Community Development

SUBJECT:

Draft Solar regulations

DATE:

May 19, 2021

Staff is pleased to forward for your consideration, a set of four (4) zoning text
amendments, which collectively, provide the opportunity for the County to
consider commercial solar energy projects in Caroline County. The Caroline
County Planning Commission held public hearings on the text amendments and
forwarded same to the Board of Supervisors with a recommendation of approval
at its November 18, 2020 meeting. The Board authorized tonight’s public hearing
at its March 23, 2021 meeting.
The four text amendments are as follows:
TXT-18-2020 (Attachment 1) amends Article II (Definitions) by adding eight (8)
definitions specific to solar energy projects.
TXT-19-2020 (Attachment 2) amends Article IV (Rural Preservation) Section 5 (Uses
Permitted by Special Exception) by adding Minor Solar Energy Projects as a
potential use. By definition in Article II, a Minor Solar Energy Project has a size
limitation of 20 Megawatts (MW) or less.
TXT-20-2020 (Attachment 3) amends Article XV (Supplemental Regulations)
Section 8 (Development Standards) by adding subparagraph V, to establish
specific development standards for Minor Solar Energy Projects. These standards
are in addition to the general standards for Special Exception permits contained
in Article XVII, Section 13.D of the Zoning Ordinance.

Finally, TXT-21-2020 (Attachment 4) amends Article XV (Supplemental Regulations)
by adding a new Section 23 (Solar Energy Overlay District), to establish regulations
pertaining to Major Solar Energy Projects together with an Overlay District Map,
which specifies the area in which such projects may be allowed. The size of these
projects by definition are twenty plus (20+) MW up to one-hundred and fifty (150)
MW.
Background
As Board Members may recall, the Caroline County Planning Commission initially
prepared a set of zoning amendments, with a maximum size of twenty (20)
megawatts (MW). The original regulations were prepared for consideration in
response to a small solar developer with two candidate projects in the County.
Both the regulations and projects languished until late summer 2019 when
company representatives indicated that their projects were ready to move
forward. By that time, other larger solar developers were assessing potential
projects in the County, necessitating reconsideration of the original PC
recommendations. The Board referred the original amendments back to the
Planning Commission at its September 10, 2019 meeting, for additional review and
development of a comprehensive set of the regulations for Board consideration.
Current Zoning Ordinance
Utility scale solar projects are presently limited to traditional electrical service
providers within the County (Dominion Energy and Rappahannock Electric
Cooperative/Old Dominion Electric Cooperative) under the Public UtilityGeneration provisions of the ordinance. These regulations allow utility providers to
develop electrical generation facilities by Special Exception in the Rural
Preservation District, such as the Dominion Peak Power Generation Facility at
Cedon.
The County has been deliberately cautious in amending its regulations, owing to
concerns about the unfavorable financial and regulatory environment towards
rural localities, where the majority of solar applications have been directed. The
availability of large and inexpensive tracts of agricultural/forested lands ensures
that rural communities will continue to be the focus of solar energy facility
development, significantly in excess of the energy needs of those communities.
Careful consideration is warranted in order to balance economic development,
community impacts and the Commonwealth’s renewable energy policies, to
ensure that the County is not overly burdened with excessive development.
Review and Consideration of Options by the Planning Commission
Staff initially developed four (4) options for the Planning Commission to consider:
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Option 1-No change to the regulations.
Option 2-Amend the definition of Public Utility Generation to include
commercial solar developers.
Option 3-Refer the previous zoning amendments as originally
recommended by the Planning Commission back to the Board as is, or with
modifications.
Option 4-Create a new Transmission/Distribution Utility Line based Overlay
District.
After considerable discussion, the Planning Commission settled on a hybrid of
Option 3 (with modifications) for projects of 20MW or less (TXT 19 and 20) and
Option 4 for the larger projects (TXT 21). The Commission first developed the
regulations for the Overlay District and worked back to develop regulations for the
smaller projects, incorporating standards from the Overlay District as appropriate.
Caroline County has numerous transmission and distribution lines that provide
potential interconnection opportunities, though there are limiting factors to
connectivity along those lines. While not every line and location is suitable for
interconnection with an electrical generating facility, the current regulatory
process means that a locality is the last to be informed of an application for
interconnection. Even with a Special Exception permit process, the County
remains in a reactionary position versus a position of making informed decisions
ahead of the application process as to the desirability and appropriate locations
for such uses.
The Overlay District concept provides the Board of Supervisors the opportunity to
guide the location of the larger solar energy projects based upon the location of
certain identified utility transmission/distribution lines as shown on the Overlay
District Map. All utility distribution/transmission lines are not included in the draft
overlay district.
The Overlay District was developed with a hierarchy of standards as set forth in
Section 23.3 District Regulations, Section 23.6 General District Standards, and 23.9
Design and Development Standards. Within this hierarchy, amendments to the
District Regulations contained in 23.4, such as adding additional
transmission/distribution lines or land outside of the overlay district boundary,
require a zoning amendment (rezoning) which the Board of Supervisors must
approve in order to permit a modification to these regulations.
Section 23.6 contains additional standards for the location of projects. These
standards are intended to steer potential projects away from these identified
areas. However, there may be circumstances where a potential project does not
meet one of these standards and a legitimate justification can be made for an
encroachment that does not undermine the regulation. In such situations, the
applicant can seek a Special Exception Permit to modify a specific standard,
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thereby allowing the Board of Supervisors to critically analyze the impacts of such
request on a case by case basis. The applicant would need to demonstrate to the
satisfaction of the Board that it meets the standards for granting a Special
Exception.
Finally, the design and development standards of Section 23.9 address site
development criteria such as fencing, buffers, grading and clearing, and the
height of solar panels. These standards are applicable to all projects. In preparing
the design standards, staff and the Planning Commission recognized that the strict
application of the regulations (“one size fits all”) could eliminate an otherwise
suitable project site in favor of a less desirable site that meets all of the criteria. The
regulations provide the opportunity for the BOS to modify the standards based
upon site specific conditions. The application must specifically identify the
requested modification with the application. The Board must find that the
amended regulation protects the public health, safety and general welfare in
order to grant the modification.
I believe staff has made all of the changes requested by the Board. Staff has also
received a request from Fort A. P. Hill that a one-mile buffer be considered around
the fort, due to concerns about radio frequency interference. A overlay map
which includes the buffer is included for your consideration. Staff will be present at
the May 25, 2021 BOS meeting to discussion these regulations further with the
Board.
MAF:lz
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STAFF REPORT
CAROLINE COUNTY BOARD OF SUPERVISORS

MAY 25, 2021 REGULAR MEETING

CASE NUMBER
TXT-18-2020 - ARTICLE II, ADD DEFINITIONS RELATED TO SOLAR ENERGY PROJECTS
TXT-19-2020 – ARTICLE IV, SECTION 5 – MINOR SOLAR ENERGY PROJECTS
TXT-20-2020 – ARTICLE XV, SECTION 8-STANDARDS FOR MINOR SOLAR ENERGY PROJECTS
TXT-21-2020 – ARTICLE XV, SECTION 23 SOLAR ENERGY OVERLAY DISTRICT

REQUEST
STAFF IS BRINGING FORWARD FOR PUBLIC HEARING FOUR TEXT AMENDMENTS THAT PERTAIN TO COMMERCIAL
SOLAR ENERGY PROJECTS.

DISCUSSION
STAFF IS BRINGING FORWARD FOR PUBLIC HEARING FOUR TEXT AMENDMENTS THAT PERTAIN TO COMMERCIAL
SOLAR ENERGY PROJECTS. THE BOARD HAS PREVIOUSLY CONSIDERED THE AMENDMENTS AT THE JANUARY
12TH MEETING, FEBRUARY 3RD WORK SESSION AND MARCH 23RD MEETING.
THE FOUR TEXT AMENDMENTS ARE AS FOLLOWS:
TXT-18-2020 (ATTACHMENT 1)

AMENDS

ARTICLE II (DEFINITIONS)

BY ADDING EIGHT

(8)

DEFINITIONS

SPECIFIC TO SOLAR ENERGY PROJECTS.

TXT-19-2020 (ATTACHMENT 2) AMENDS ARTICLE IV (RURAL PRESERVATION) SECTION 5 (USES
PERMITTED BY SPECIAL EXCEPTION) BY ADDING MINOR SOLAR ENERGY PROJECTS AS A POTENTIAL USE. BY
DEFINITION IN ARTICLE II, A MINOR SOLAR ENERGY PROJECT HAS A SIZE LIMITATION OF 20 MEGAWATTS
(MW) OR LESS.
TXT-20-2020 (ATTACHMENT 3) AMENDS ARTICLE XV (SUPPLEMENTAL REGULATIONS) SECTION 8
(DEVELOPMENT STANDARDS) BY ADDING SUBPARAGRAPH V, TO ESTABLISH SPECIFIC DEVELOPMENT
STANDARDS FOR MINOR SOLAR ENERGY PROJECTS. THESE STANDARDS ARE IN ADDITION TO THE GENERAL
STANDARDS FOR SPECIAL EXCEPTION PERMITS CONTAINED IN ARTICLE XVII, SECTION 13.D OF THE ZONING
ORDINANCE.

FINALLY, TXT-21-2020 (ATTACHMENT 4) AMENDS ARTICLE XV (SUPPLEMENTAL REGULATIONS) BY ADDING
A NEW SECTION 23 (SOLAR ENERGY OVERLAY DISTRICT), TO ESTABLISH REGULATIONS PERTAINING TO MAJOR
SOLAR ENERGY PROJECTS TOGETHER WITH AN OVERLAY DISTRICT MAP, WHICH SPECIFIES THE AREA IN WHICH
SUCH PROJECTS MAY BE ALLOWED. THE SIZE OF THESE PROJECTS BY DEFINITION ARE TWENTY PLUS (20+) MW
UP TO ONE-HUNDRED AND FIFTY (150) MW.

PLANNING COMMISSION
THE PLANNING COMMISSION

HELD SEVERAL WORK SESSIONS ON THE PROPOSED AMENDMENTS BEFORE

NOVEMBER 18, 2020 MEETING. AT THE
NOVEMBER 18TH MEETING, THE COMMISSION UNANIMOUSLY VOTED TO FORWARD THE TEXT AMENDMENTS
TO THE BOARD WITH A RECOMMENDATION OF APPROVAL (5-0, MATTAPONI ABSENT). MINUTES OF THE
MEETINGS ARE INCLUDED WITH THIS STAFF REPORT AS ATTACHMENT 5.
AUTHORIZING ADVERTISEMENT OF A PUBLIC HEARING AT THE

TXT-18-2020; TXT-19-2020; TXT-20-2020; TXT-21-2020
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Attachment 1
TXT-18 -2020: That Article II Definitions of the Zoning Ordinance of Caroline
County shall be amended to add the following:
Decommissioning: The process of removing a solar energy project and
remediating the land in accordance with an approved decommissioning
Development Area: the area within a site subject to a land disturbance permit.
Photovoltaic (or PV): materials and devices that absorb sunlight and convert it
directly into electricity.
Rated Nameplate Capacity: The maximum rated output of electric power
production of the photovoltaic system in watts of alternating current (AC) as
determined by the solar energy projects PJM queue filing.
Major Solar Energy Project: An energy production facility with a rated nameplate
capacity greater than twenty (20) megawatts (MWS) AC that converts sunlight
into electricity, via photovoltaics on ground mounted systems, for sale of the
electricity generated to a public utility or to off-site customers.
Minor Solar Energy Project: An energy production facility with a rated nameplate
capacity of twenty (20) megawatts (MWS) AC or less, that converts sunlight into
electricity, via photovoltaics on ground-mounted systems, for sale of the electricity
generated to a public utility or to off-site customers.
Natural Areas: An existing vegetated area located on the same property as the
solar energy project that is located within or includes the required buffer; and is of
sufficient height, length, and depth and contains adequate and sufficient healthy
vegetation to meet the visual buffering requirements at the time of site plan
approval. Natural areas shall be identified and included in the landscape plan.
Registered Landscape Design Professional: A landscape architect, horticulturalist
or arborist licensed by the Virginia Department of Occupational and Professional
Regulation to practice in the Commonwealth of Virginia.

TXT-18-2020, TXT-19-2020, TXT-20-2020, TXT-21-2020
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Attachment 2

TXT-19-2020: That Article IV (Rural Preservation), Section 5, Special Exception
Uses, of the Zoning Ordinance of Caroline County shall be amended to add
the following:
40.

Minor Solar Energy Project

TXT-18-2020, TXT-19-2020, TXT-20-2020, TXT-21-2020
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Attachment 3
TXT-20-2020: That Article XV (Supplemental Regulations), Section 8,
Development Standards, of the Zoning Ordinance of Caroline County shall be
amended to add the following:
V. Standards for Minor Solar Energy Projects
1. The aggregate Rated Nameplate Capacity of all permitted and approved
minor solar energy projects shall not exceed one-hundred (100) megawatts
(MW) AC, provided not more than twenty (20) percent of the aggregate
Rated Nameplate Capacity of all approved projects shall be five (5)
megawatts or less.
2. Minor solar energy projects may be permitted in the Rural Preservation and
Agricultural Preservation Zoning Districts, except as qualified below:
(a) The project shall not be located on property within one half mile of the
boundary of a designated growth area as identified in the Caroline
County Comprehensive Plan.
(b) The project shall not be located on property with conservation or open
space easement(s) as recorded in the land records of Caroline County.
(c) The project shall not visually impact any road designated as a Highway
Corridor Overlay District, except that vehicular access to a facility shall
be permitted.
The Board of Supervisors may modify this standard upon application for and
approval of a Special Exception/Use permit specific to the provision of this
standard for which a modification is requested, upon a finding by the Board
that the applicant has demonstrated that the proposed modification
reasonably protects and promotes the public health, safety, and welfare
with respect to the application.
3. The project shall comply with all applicable federal and state regulations.
4. The project shall connect to the utility grid on site or on property abutting
the site.
5. In addition to the submission requirements for special exception permits
contained in Article XVII, Section 13.F, the application shall meet the
additional requirements set forth in Article XV, Section 23.8 of the
Ordinance.
6. The project shall meet the setbacks of the Rural Preservation Zoning District.
7. The project shall meet the Design and Development standards set forth in
Article XV Section 23.9, paragraphs 1 through 14.
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8. The project shall meet the Decommission Requirements set forth in Article XV
Section 23.10.
9. A site plan in accordance with Article XV, Section 14 of the Zoning
Ordinance shall be required and approved prior to the issuance of any
grading, zoning or building permits. The site plan shall include the additional
information and supporting materials as required in Article XV, Section 23.11
10. The Board of Supervisors may modify Standards 4 through 9 with the
issuance of the special exception/use permit upon a finding by the Board
that the proposed modification meets the intent of the ordinance.
11. The project shall not be located within the Resource Sensitive Overlay
District as designated in the Comprehensive Plan.

TXT-18-2020, TXT-19-2020, TXT-20-2020, TXT-21-2020
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Attachment 4
TXT-21-2020: An Ordinance to amend the Zoning Ordinance of Caroline County,
by Amending Article XV (Supplemental Regulations) by adding Section 23 Solar
Energy Overlay District (SEOD);

Section 23- Solar Energy Overlay District
23.1 Purpose and Intent
The purpose and intent of the Solar Energy Overlay District (SEOD) is to promote
the public health, safety and general welfare of County citizens and businesses by
encouraging the development and use of solar energy as a source of electricity
and facilitate the construction, installation, and operation of commercial solar
energy in Caroline County in a manner that promotes economic development
while mitigating adverse impacts to agricultural and forested lands, endangered
species habitats, conservation lands, scenic views, cultural resources and other
environmentally sensitive lands. The SEOD provides additional land use standards
over the underlying zoning district, with additional safeguards to ensure the proper
development of facilities that generate electricity by means of solar power.
23.2 District Boundaries
The SEO District shall apply to all properties in the Agricultural Preservation (AP) or
Rural Preservation (RP) zoning districts situated in whole or in part within one (1)
mile on either side of the centerline of those electric transmission/distribution line
rights-of-way of sixty-nine (69) KVA or less, and two (2) miles on either side of the
centerline of those electric transmission/distribution line rights-of-way of greater
than sixty-nine (69) KVA, as identified and designated on the SEO District Map
dated October 16, 2020, which is hereby adopted by reference and included as
part of this section. A site specific determination shall be submitted with any
application.
23.3

District Regulations: All Major Solar Energy Projects shall meet the following
district regulations:

1. The minimum Rated Nameplate Capacity shall be greater than twenty (20)
megawatts (MW);
2. The maximum Rated Nameplate Capacity for any major solar energy
project shall be one-hundred and fifty (150) MW AC;
3. The aggregate Rated Nameplate Capacity of all permitted and approved
major solar energy projects shall not exceed six hundred (600) MW AC;
23.4 Amendments
The procedure for amending district boundaries and regulations shall be
accomplished through the zoning amendment process set forth in Article XVII
Section 12 of this ordinance.

TXT-18-2020, TXT-19-2020, TXT-20-2020, TXT-21-2020

May 25, 2021

5

23.5 Uses
Permitted uses, special exception permit uses, accessory uses shall be as
established by the underlying zoning district or other applicable overlay districts,
except that a Major Solar Energy Project may be permitted by Special Exception
Permit approval in accordance with provisions of Article XVII Section 13 and this
section.
23.6 General District Standards
In addition to the standards contained in Article XVII, Section 13.D, all applications
shall comply with the following standards for a major solar energy project:
1.

The subject properties shall be served by an existing electrical
transmission/distribution line, so as not to require an extension to
connect to the receiving line;

2.

The project shall not be located on property within one-half mile of the
boundary of a designated growth area as identified in the Caroline
County Comprehensive Plan;

3.

The project shall comply with all applicable federal and state
regulations;

4.

The project shall not be located on property with conservation or open
space easement(s) as recorded in the Land Records of Caroline
County;

5.

The project shall not be located within the Resource Sensitive Overlay
District as designated in the Comprehensive Plan;

6.

No major solar energy project shall be located in a Highway Corridor
Overlay District, except that vehicular access to a facility shall be
permitted;

7.

Decommissioning shall be completed in accordance with the
requirements of Section 23.10, and the approved decommissioning
plan.

The Board of Supervisors may modify these standards upon application for and
approval of a Special Exception/Use Permit specific to the standard for which
a modification is requested, upon a finding by the Board that the applicant
has demonstrated that the proposed modification reasonably protects and
promotes the public health, safety, and welfare with respect to the
application.

TXT-18-2020, TXT-19-2020, TXT-20-2020, TXT-21-2020
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Section 23.7 Setbacks
1. Major Solar Energy Projects shall meet the front, side and rear setbacks of
the Rural Preservation (RP) District for the exterior parcel boundaries of the
project.
2. New substations or connector station shall be setback at least five-hundred
(500) feet, and inverters and transformers located at least two-hundred fifty
(250) feet, from existing dwellings, schools, churches, and public rights-ofway.
The Board of Supervisors may modify the setbacks as it deems necessary to
ensure adequate buffer yards and screening to mitigate the visibility of the
Major Solar Energy project from the exterior of the property to occupied
residential properties, public facilities, places of worship and public rights of
way and site conditions specific to the project.
Section 23.8 Additional Submission Requirements
In addition to the Submission Requirements of Article XVII, Section 13.F, the
following additional requirements shall be satisfied with the filing of an application
for a special exception permit:
1. Documentation evidencing control over the properties for the intended
use, including decommissioning. Sensitive financial or confidential
information may be redacted.
2. A narrative describing the proposed major solar energy project, and how it
meets the purposes and intent of the SEOD.
3. The intended end user(s) of the electricity generated by the project, if
known during the application process.
4. The general development plan (GDP) and supporting documentation shall
demonstrates that the project meets the design and development
standards set forth in Section XV.23.9. Additionally, the plan shall indicate
the following:
(a) The approximate location and dimension of solar panels, inverters,
existing and proposed structures, fencing, property lines, ancillary
equipment, transmission lines, vegetation, waterways and streams, and
the location of occupied residences within 300 feet of the perimeter of
the facility, buffer areas, boundaries and acreage of the development
area.

TXT-18-2020, TXT-19-2020, TXT-20-2020, TXT-21-2020
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(b) Any existing structures on the parcel(s) and occupied structures on
adjacent properties that may be affected by the placement of solar
panels.
(c) Parking and access areas.
(d) Location of proposed access and utility easements.
(e) A general landscape and buffering plan that demonstrates that the
application meets the buffering requirements of section 23.9.
(f) Demonstration through project siting and proposed mitigation, if
necessary, that the project mitigates impacts on the visual character of
adjacent properties, designated scenic roads or rivers, or historic
property as designated in the Comprehensive Plan, or the
Virginia/National Register of Historic Places.
Notwithstanding the approved GDP, the final site plan may be modified to
meet federal, state or local regulations, site design, or engineering
requirements provided such modifications do not materially change the
approved SPEX.
5. A statement signed by the applicant that the electrical utility provider or
regional transmission authority has been informed of the applicant’s intent
to install an interconnected system.
6. A description of the upgrades or improvements to the current electric grid
required to support the proposed solar energy facility and the status of the
applicant’s application for interconnection to the grid, if known at/during
the application process;
23.9

Design and Development Standards

Major Solar Energy Projects shall comply with the following design and
development standards:
1. Buffer Area
Within the required setback, a minimum of one-half of the setback shall
provide a buffer area on all sides of the project, including areas around any
new substation or connector stations, to any adjacent occupied parcel and
public rights-of-way. Any combination of landscaping, fencing, berms, or
natural areas may be used to satisfy this standard, which shall screen the
project from view from the exterior of the property.
The following activities may be permitted within the buffer:
(a) Vehicular access drives which tie into approved access points to the
public road system as determined by VDOT and Caroline County.
(b) Landscaping and landscaping features.
(c) Security Lighting in accordance with Section 23.9.8

TXT-18-2020, TXT-19-2020, TXT-20-2020, TXT-21-2020
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(d) Fencing in accordance with Section 23.9.3
(e) Signage in accordance with Section 23.9.5
(f) Utility lines, provided such lines cut through the buffer areas at an angle,
as shown on the site plan, to protect the view shed provided by the
buffer.
(g) Erosion and sediment control/storm water management measures.
The Board of Supervisors may modify the buffer area as it deems necessary to
ensure
adequate
screening
to
comply
with
this
standard.
Landscaping/Screening
2. Landscaping and Buffering
Within the buffer area, screening in the form of fencing, landscaping,
landscaped berms, natural areas or any combination thereof, shall be
provided which achieves a minimum height to mitigate the visual impacts from
adjacent properties and public rights-of-way.
If landscaping is proposed and/or required to meet the visual screening
requirements, plantings shall be installed during the first available planting
season following issuance of a land disturbance permit to ensure viability of
the plantings, as determined by a Landscape Design Professional.
Native vegetation and pollinator species shall be incorporated into landscape
plans and natural areas to the extent possible. The planting of non-native plant
species is discouraged. If non-native species must be utilized, such planting
shall not constitute more than twenty-five (25) percent of all new plantings,
unless the Landscape Design Professional determines that additional nonnative plantings are necessary to meet the desired buffering standards.
Invasive species controls shall be incorporated into all plans.
Natural areas may be used to meet the visual buffer requirements, provided
a Landscape Design Professional determines that the existing vegetation is
adequate to meet the screening requirement. Vegetation to be retained for
this purpose shall be shown on the site plan.
The Board may determine that further screening improvements can be
reduced or are not required, based upon supporting documentation provided
by a landscape design professional
A landscape plan for the installation and maintenance of the plantings,
natural areas and other vegetated areas within the buffer, shall be provided,
which shall ensure the long term viability of the buffer area, which shall be
approved by the County.
Prior to the issuance of a land disturbance permit, appropriate surety equal to
fifty (50) percent of the cost of installation of the landscaping shall be
submitted, which shall be retained for three years after the date of the

TXT-18-2020, TXT-19-2020, TXT-20-2020, TXT-21-2020
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Certificate of Occupancy, provided that if the annual inspection of the
Landscape Design Professional demonstrates compliance with the approved
landscape plan, such surety may be reduced to thirty (30) percent in year two
and fifteen (15) percent in year three. Thereafter and upon inspection and
verification by a Landscape Design Professional that the vegetation in the
buffer area is healthy and meets the mitigation requirement, the surety shall be
released. The buffer yard shall be inspected by a Landscape Design
Professional annually until vegetation shown on the landscaping plan reaches
maturity, or more frequently as specified by the maintenance plan or site
conditions, to ensure the plant materials remain healthy and as necessary to
maintain the integrity of the buffer as shown on the landscaping plan.
Thereafter, such inspections shall occur every five (5) years. Any dead
diseased, or dying vegetation shall be replaced in accordance with the
specifications of the maintenance plan.
3.

Fencing

Fencing shall not exceed a height of seven (7) eight (8) feet, or as otherwise
required by the National Electric Code. The use of razor wire is prohibited.
Where chain link or woven wire fencing is used, it shall be screened from
exterior view from occupied adjacent properties and public rights-of-way.
Screening may include plantings to mitigate the view of the fence. Breaks in
fencing must be provided to facilitate wildlife movement corridors where
necessary to address findings and recommendations of the studies pursuant to
Section 23.11.12.
4. Grading
Over-lot clearing and grading of the development zone shall be prohibited.
The use of existing contours shall be utilized to the extent practical. Where
grading is necessary because of slopes or other topographic features, slopes
exceeding fifteen (15) percent and/or slopes defined as critical slopes by the
Virginia Erosion and Sediment Control Handbook, shall not be disturbed. All
site development shall be performed in phases so that not more than fifty (50)
percent of the land disturbance areas reflected on the site plan shall be
disturbed without stabilization at any time. Site specific plans shall be
prepared and approved that may limit or phase the amount of disturbed
acreage as determined by site characteristics. Topsoil is not permitted to be
removed from the property(s). For purposes of erosion and sediment control,
stabilization shall mean the application of seed and straw or mulch to
disturbed areas. The applicant shall be responsible for any costs incurred by
the County for additional staff and/or third party inspectors for inspection
services.
5. Signage
Signage shall be limited to a notification sign placed at each site entrance that
states (a) the rated nameplate capacity, (b) the name of the project owner,
and operator (if different from the owner), (c) the street address of the site, and
TXT-18-2020, TXT-19-2020, TXT-20-2020, TXT-21-2020

May 25, 2021

10

(d) a 24-hour emergency contact phone number for the operator. Signage is
prohibited on solar equipment except as follows: (a) appropriate warning signs
and placards; (b) signs required by a federal or state agency; and (c) signs
that provide a 24-hour emergency contact phone number, and (d) panel
manufacturer information and/or other identifier. If the contact information
changes, new signage with up-to-date contact information is required.
6. Height
Solar Energy Arrays shall not exceed fifteen (15) feet in height when oriented
at maximum tilt, as measured from the ground, and shall be screened to meet
the visual buffering requirements at the time of site plan approval. Ancillary
non-solar collector equipment and/or structures, including, but not limited to
inverters and transformers, may exceed the height limitation of fifteen (15) feet,
provided such equipment or structures are not visible from the exterior of the
property.
7. Site access shall be designed to mitigate site visibility from the public road.
8. Security lighting shall be the minimum necessary for security of the site. All
lighting shall be source shielded and downcast to prohibit glare onto
abutting properties. The maximum height of any light structure shall not
exceed twenty (20) feet along the exterior boundary or within the
approved setback/buffer areas and thirty-five (35) feet in the interior.
Motion sensitive lighting shall be utilized to the maximum extent possible.
Except for site entrances, all lighting shall be internal to the facility.
9. New and/or relocated on-site electrical interconnections and powerlines
shall be installed underground unless otherwise approved by the Board of
Supervisors with the issuance of the special exception permit.
10. The project shall not exceed the noise limitations for Agricultural (Rural)
Districts set forth in Chapter 68 of the Code of Caroline County, at the
exterior boundary of the properties. During construction, noise shall be
minimized using acceptable industry practices for back-up alarms that do
not emit traditional warning sounds. The hours of operation of post-driving
and other construction equipment shall be limited to sunrise to sunset.
11. All solar collection devices shall be located to avoid directing glare or
reflection onto adjacent properties and roadways so as to not create a
traffic or safety hazard or nuisance to adjacent properties. In the event that
glare is identified as an issue after construction, the owner of the solar
energy facility, or its assigns, shall prepare and implement a corrective plan
of action that is acceptable to the County sixty (60) days after notification
of the issue to the owner by the County.
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12. The development area shall not include any area in an identified 100 year
floodplain, except as minimally necessary for service utility or access road
crossing areas, provided such improvements are permitted in accordance
with Chapter Article 45 of the Code of Caroline County and Article XV
Section 17 of the Caroline County Zoning Ordinance.
13. The development area shall not include any land designated as a
Resource Protection Area (RPA), except as minimally necessary for crossing
areas, provided such improvements are permitted in accordance with
Article XV Section 17 of the ordinance.
14. All solar photovoltaic (electric energy) projects, shall utilize generally
accepted national environmental protection and product safety
standards for solar panels and battery technologies such as those
developed for existing product certifications and standards; including the
National Sanitation Foundation/American National Standards Institute No.
457, International Electro technical Commission No. 61215-2, Institute of
Electrical and Electronics Engineers Standard 1547, and Underwriters
Laboratories No. 61730-2.
15. No major solar energy project shall be located within one mile of another
major solar energy project permitted under this section as measured at the
nearest exterior boundary of each project.
16. The Caroline County Department of Fire and Rescue shall be provided
emergency response training by the owner or its assigns prior to
commencement of commercial operation.
The Board of Supervisors may amend the provisions of Section 23.9 with the
issuance of the Special Exception Permit filed in accordance with Section 23.5
provided the Board finds that the amended provisions protect the public health,
safety and general welfare.
23.10 Decommissioning
1. A decommissioning plan signed by the project owner and binding upon
their successors and assigns, who shall be responsible for decommissioning
the project. Elements shall include, but are not limited to:
(a) The anticipated life of the project.
(b) An equipment and materials analysis that includes deconstruction,
reclamation, salvage, recycling, transportation, labor and estimates
for the amount and types of materials to be salvaged, including
contingencies in the event that the local salvage market is
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inundated and disposal of materials is required outside of the local
market area.
(c) The estimated decommissioning costs in current dollars, based upon
the equipment and materials analysis above, based upon the
recycling market for materials at the time of the preparation of the
estimate.
(d) The method for ensuring that funds will be available for
decommissioning and restoration.
(e) The anticipated timeline and manner in which the project will be
decommissioned and the site restored to agricultural ready.
Agricultural ready condition means the property is ready for
agricultural/silvicultural use at the beginning of the next growing cycle.
Any changes to the ownership of the project shall require an updated plan
and surety reflecting same.
2. Decommissioning shall be required following a continuous period of
twelve (12) months of the cessation of use for the electrical power
generation revocation of the special exception permit, whichever shall
first occur. The owner shall have not more than twenty-four (24) months to
complete decommissioning of the solar energy facility.
3. Decommissioning shall include removal of all solar panels, footers,
foundations, structures, cabling, electrical components, conduit, and any
other associated facilities and equipment as described in the
decommissioning plan.
4. All fences, access roads or other non-utility improvements shall be removed
unless an executed agreement is provided to the Department of Planning
and Community Development indicating that the property owner agrees
for these improvements to remain.
5. Prior to site plan approval, the applicant shall provide the County with a
performance guarantee in the form of a bond, irrevocable letter of credit
and agreement, or other financial security acceptable to the County in the
amount of one-hundred (100) percent of the estimated decommission cost
minus the salvage value of materials. The reclamation/salvage value of
materials shall be based upon the current salvage market for the
component materials. Estimates shall be determined by an engineer
licensed to practice in the Commonwealth of Virginia. An administrative
fee in the amount of $1000 shall be paid with the delivery of the estimate
or any recalculation thereof or with the recalculation of the surety.
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6. A revised engineer’s estimate of probable cost of decommissioning shall be
submitted for review and approval every five (5) years in the same manner
as the initial submission, and the surety shall be adjusted appropriately. If at
any time the County has questions or concerns about the decommissioning
cost estimate, then the County may prepare its own decommissioning
cost estimate with the cost to be borne by the owner(s) of the facility.
7. The decommissioning plan shall be referenced in either the SPEX, the Siting
Agreement or both as applicable. The SPEX and any Siting Agreement shall
be recorded in the land records of the Clerk of the Circuit Court of Caroline
County. The instrument shall identify the street addresses, parcel number(s),
owners of record, deed book and page number, and identify the location
and availability of the approved decommissioning plan. Proof of
recordation shall be provided to the Director of Planning and Community
Development prior to site plan approval.
8. Project Owners and any landowners on which a major solar facility is
located, in applying for a SPEX, acknowledge the County’s ability to enter
their property to effectuate decommissioning pursuant to Va. Code §15.22241.2.
9. Project Owners and any landowners on which a major solar facility is
located acknowledge that nothing herein shall limit other rights or remedies
available to the County to enforce the obligations of the Applicant,
including under the County’s zoning powers. The Applicant and any
landowners will allow designated County representatives or employees to
access the solar facility for inspection purposes with twenty four hour notice.
In the event of emergencies in which damage to person or property has
occurred or is immanent, the right of access shall be immediate.
23.11 Site Plan Required
A site plan as set forth in Article XV, Section 14 of the Zoning Ordinance shall be
approved prior to the issuance of any grading, zoning or building permits. The site
plan shall include the following additional information and supporting materials:
1. The amount of energy in megawatts (MW) that the facility is designed to
generate in alternating current (AC) and direct current (DC);
2. Dimensions, locations, orientation and typical section of the solar energy
equipment, and the type of system proposed (i.e. tracking or stationary);
3. The materials that are to be utilized (e.g. aluminum, copper, glass, etc.) in
the construction of the facility and approximate percentages;
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4. Location of interconnections to any existing or proposed substations or
connector stations;
5. Distances to occupied structures and structure type on adjacent
properties;
6. A description of the anticipated upgrades or improvements to the current
electric grid that are required to support the proposed solar energy facility
and the status of the applicant(s) application for interconnection to the
grid;
7. Other lighting not identified under Article XV Section 14.14.j;
8. A landscape plan which meets the provisions of Section 23.9.2.
9. A construction management plan which includes, but is not limited to, the
location of staging areas for construction materials and equipment, hours
of operation, estimated duration of construction, number and type of
vehicles entering and leaving the site, including a traffic impact analysis of
same, temporary lighting, anticipated noise and dust generation and
corresponding mitigation measures;
10. Proof of adequate liability insurance for the project, which shall be
maintained throughout the life of the project.
11. The name and contact information for the owner, who shall be responsible
for all aspects of the operation and maintenance of the facility for purposes
of compliance with the Special Exception Permit.
12. A natural heritage and wildlife management study, consistent with the
Virginia Division of Wildlife Resources Solar Energy Facility Guidance that
identifies any threatened or endangered species and wildlife travel
patterns, together with any necessary mitigation measures to ensure
compatibility of the project.
13. A decommissioning plan and surety in accordance with Section 23.10.
14. Any additional information deemed necessary by the Zoning Administrator
to review the application.
23.12 Commencement of Construction
Notwithstanding any provisions related to the timing and validity of site plan
approvals set forth in the Code of Virginia, construction shall commence thirty-six
(36) months from the date of approval of the special exception permit or the
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special exception permit shall be void. Not less than six (6) months prior to the
expiration date of the original Special Exception Permit, the owner may request a
one-time extension from the Board of Supervisors for an additional twelve (12)
months to commence construction. The Board of Supervisors may grant the
extension, based upon satisfactory evidence that the applicant has proceeded
in good faith with the permitting process. In no case shall the permit be extended
beyond forty-eight (48) months.
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Caroline Power Lines

MAP PRINT DATE: Friday, October 16, 2020

ATTACHMENT 5
 Planning Commission Meeting Minutes
- August 27, 2020 (Worksession)
- October 22, 2020
- November 18, 2020

EXCERPT FROM AUGUST 27, 2020 PLANNING COMMISSION WORKSESSION
MINUTES
Discussion of Utility Scale Solar Facilities proposed Text Amendments:
Michael L. Finchum, Director of Planning & Community Development, stated the
discussion document is a portion of the draft regulations previously discussed with
the Planning Commission. He said he purposely cut off the discussion at Section
23.8 of the draft regulations and will just focus on a couple of these sections
tonight.
He said the Commission also has a couple of maps that were designed to provide
options for the Commission to look at based upon the District Regulations
contained in Section 23.6 of the draft ordinance. He said they will go through
Section 23.6 and discuss that as they look at the various maps that are included in
the Commission’s packet.
He stated included in this packet is the original June 22, 2020 memorandum with
the four options that were discussed with the Planning Commission that night and
comments from industry representatives who have been working with Staff. He
said they have had good discussion with the industry representatives and they will
continue to do that.
He said he wanted to focus tonight on the District Regulations that were presented
to the Commission. He said if you look at the document you will see highlighted
areas, they do not necessarily reflect all industry comments or concerns, but they
are the major ones relative to those particular regulations and guidelines.
He directed the Commission to Page 2, 23.3, District Boundaries. He stated one of
the areas they will discuss later when they look at the maps is the boundary
limitation as it relates to the transmission lines for projects. He explained that the
original proposal by Staff is a one-half mile standard on either side of the centerline
of the transmission line and is highlighted in yellow. He said this is an issue or
comment that has been raised by the partners they are working with and they
would like to see the Commission look at that limitation.
He then directed the Commission to District Regulations, Section 23.6, starting with
#1. He said if the Commission will recall, several years ago they had two smaller
projects in the County that were less than 20 megawatts. He said they developed
their regulations at that time that were included under Option 3 that limited the
facilities to roughly 20 megawatts or less. He said they spent a lot of time on those,
but they were not ready to look at larger projects at that time.
He stated they developed what was in Option 3 to address those projects, 20
megawatts or less. He said he originally attempted to fold that into this set of
regulations with the Overlay District. He said having listened to Vivan’s
presentation to the Commission, having talked to some of the interested parties,
in looking at the size of these projects with the Overlay District, he does not think
trying to fit the smaller projects in really fits in this large Overlay District. He said so
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it is his recommendation to the Commission to strike that last sentence and suggest
that they, in addition to the Overlay District for projects greater than 20
megawatts, that they also go back and revisit and create regulations for the
smaller projects as well. He said he thinks the 20 megawatt standard is a good
breaking point between the smaller projects and then the larger projects that will
be incorporated under the Overlay District.
He said the next set of regulations from Staff will also include what was Option 3,
as amended, for the smaller projects of 20 megawatts or less. He said so the
modification in blue and the strike through is intended to reflect the fact that they
will bring those regulations for these smaller projects back to the Commission for
consideration.
Vice-Chair Wieber said so Staff is going to write regulations just for the 20
megawatt facility.
Mr. Finchum said yes, there will be a separate set of regulations but they will deal
with both sets of regulations when they go to Public Hearing.
He then directed the Commission’s attention to Item #2, Rated Nameplate
Capacity. He stated they have had some discussions and he thinks he agrees with
the industry representatives that 150 megawatt threshold is appropriate to be
consistent with other regulations. He said he would probably recommend that
they increase that threshold from 125 to 150 megawatts to be consistent with other
regulations.
He went to Item #3, Aggregate Rated Nameplate Capacity, and said in looking
at everything, he thinks that at the end of the day, that would be a “to be
determined” number by the Board of Supervisors. He said he feels comfortable
increasing that aggregate number a little bit; however, he would note that the
industry representatives would like to not see a cap at all, and he understands
their thought process there, but this is more of a protection for the County as they
move into regulating these types of facilities to get a few applications in and see
how the process goes to allow them to actually have a few of these large projects
to work through. He said the Board of Supervisors could certainly consider
increasing that cap in the future or none at all.
He then went to Item #4, Limitation on # of Projects Connecting to Transmission
line, and said for the benefit of the Commission, he has included a couple of
alternatives for them to consider. He said there certainly are limitations of how
many projects can be on a line and he thinks when they are looking at the
regulations they are looking at them from the perspective of not having one area
of the County having too many of these projects in one location. He said this may
not be the correct way to address that, but there are a couple of other options
he has included for consideration by the Commission.
Vice-Chair Wieber referred to the items written in blue and said he thinks it is
difficult to establish a distances in feet from one location to another. He said he
does; however, like the fact that they are only going to allow one solar project in
each District and that is more of a control and that would be his choice rather
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than an actual distance. He said the Commission was concerned about them
popping up all over the place.
Mr. Finchum continued to current standard #5, which says the subject property
shall be transected by an existing electrical transmission or distribution line so as
not to require an extension to connect to the receiving line. He said this actually
might be better being relocated to Section 23.8, General District Standards,
because he is not sure it’s a District Regulation as much as it should be a standard,
so they might consider moving that.
With regard to Item #6, Mr. Finchum stated that the idea behind this was if you
have a District boundary but you had a project that expanded outside of that
District boundary, they don’t want property lines to be vacated so that there was
the one foot within the District boundary so to speak. He explained the way the
Ordinance is written, it is an overlay so if a portion of a parcel of land lies within
that ½ mile boundary, then that entire parcel is considered to be within the
Overlay District. He stated this language was included so that if there were other
parcels outside of the Overlay District boundary, you could not do a lot line
vacation and consolidate all of those parcels into the one parcel that lied within
the District, thereby effectively, automatically extending the boundary of the
District. He said while he thinks this is a valid concern, he thinks that it is probably
not likely to happen given the complexity of the whole permitting and approval
process. He said you are not going to see perspective solar developer acquire a
property and then do a lot line vacation not knowing whether that project is going
to receive special exception permit approval or not.
He said certainly there are some properties that this standard, in theory, could
apply to. He said there are not that many and; therefore, the likelihood of that
happening, he thinks, is minimal. He said so that is something that he thinks they
can consider potentially getting rid of that standard.
Mr. Schwartz said, theoretically, if he owned 1,000 acres of land, 100 acres of that
lies within the Overlay District, 900 acres does not. If a solar energy company
acquires his 1,000 acres, can they only put a solar facility on the 100 acres.
Mr. Finchum said it depends, if they are separate parcels of record, then no, they
could not automatically extend the solar project to the other 900 acres. He said
but if it is a single 1,000 acre parcel and a portion of it lies within the boundaries of
the Overlay District, then the entire parcel is considered to be within the Overlay
District.
He then referred to and read Item #7 and said this might actually fit better in 23.8.
He said with regard to #8, he doesn’t believe there were any concerns raised
about that.
He said there was a concern expressed about Item #9, Shall not be located on
property within one-half mile of the boundary of the designated growth area as
identified in the Comprehensive Plan. He said they haven’t worked through that

Planning Commission Minutes – August 27, 2020

3

issue but he is aware of the industry’s concern. He said Staff will look at this some
more and come back to the Commission with some discussion of that standard.
He said #10 was the project shall not be located within the Resource Sensitive
Area Overlay District. He said this is the northern part of the County where you
have a scenic river and highway, an area that they have tried to put some efforts
into preserving that entire corridor.
Mr. Finchum stated he would now take these same regulations and graphically
show the Commission on the 4 maps how those regulations would be reflected on
the ground.
He said Map 1 is the ½ mile buffer and reflects the regulations as set forth in 23.6
of the draft document.
Map 2 through 4 expand the buffer out from what is currently drafted in the
regulations.
He said he thought the maps would be a good way of explaining it and
understanding Section 23.6.
Mr. Finchum continued speaking about the Draft Section 23.6 and the ½ mile
buffer map. He said for reference, this is in the western part of the County, west of
the Carmel Church growth area and south of the Ladysmith growth area. He said
it is in the area of Jericho Road, Cedar Fork Road, south and west of those two
growth areas. He said there is a transmission line that generally runs north and
south in that area and he tried to find an area that had transmission line, a
relatively large tracts of land as well as other factors and it did not have a known
candidate project in that area.
He referred to the map, he said you have your transmission line, your ½ mile buffer
identified by hash marks. He said the blue parcels are the parcels that would be
included by the application of the Overlay District boundaries. He said you will
see you have some properties that actually extend beyond that ½ mile buffer, but
those properties actually have a footprint within that ½ mile. He said so the entire
property would be considered as part of the Overlay District.
He stated the blue parcels reflect all the parcels that, by definition, would be within
the Overlay District boundary and would be candidate properties for an
application.
He directed the Commission to Item #5 of Section 23.6 regarding the transected
by transmission line and said under that standard your collection of properties, at
least one of those properties, would have to be transected by this transmission line.
He went to #6 and spoke about how it relates to the map. He said there will be
some situations where the accumulation of properties will be outside the
boundary. He said they have tried to address the situation and wanted to provide
some methodology to incorporate those additional boundaries.
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He said #9, Designated Growth Area, is the gray area on the map and is the ½
mile buffer to a designated growth area. He said he wanted to show the
Commission how these standards would look graphically with the standards as
currently written.
Vice-Chair Wieber asked what the industry feeling was about the distance
established as a buffer. He said he understands the industry standards are marked
in yellow but he would feel a lot better if they had control over the half mile buffer.
He asked if there was a big push back from industry when it comes to the smaller
buffer. He said he was not against solar energy, but he likes the idea of a smaller
area, which later in time, might expand. He said he likes to start out on the
conservative side and expand as time goes on.
Mr. Schwartz said they are talking about a ½ mile buffer on either side for a total
of a 1 mile buffer.
Mr. Finchum said it is really a policy issue. He stated they are looking at it from the
County’s perspective and what is good for Caroline County. He said they are
cautiously dipping a toe into the water here and, certainly, it is easier to expand
the regulations at a later date than it is to contract.
Vice-Chair Wieber said that was what he was saying. He said he likes a controlled
system because you can always make it bigger but he likes to start on the smaller
side.
Mr. Finchum referred to Map 2, which is the one mile buffer where you can see the
differences.
Vice-Chair Wieber stated when you look at the one mile buffer, you can see how
much greater the area that can be used for a solar project. He said he knows that
Mr. Finchum has established a 600 megawatt capacity.
Mr. Finchum referred to the acreage on Map 1 outside of the boundary and said
under the one mile buffer scenario (Map 2), you now only have a couple of
properties that aren’t within the footprint of the Overlay District. He said this is not
necessarily a negative, but to simply show how the regulations would change
between those two options.
He said even with Option 1, there is a methodology where the applicant could
get acreage added, which is an extra step.
Vice-Chair Wieber said so you have the same control in a one mile buffer as you
do in a 2 mile buffer.
Mr. Finchum said it is all still subject to a special exception permit. He explained
that the expansion of the buffer would include more land within the footprint within
the boundary, but there is potentially less need for a rezoning.
Mr. Finchum continued to speak to the Commissioners about the buffers and
referring to the map.
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He stated he thought it was also important to remember that it’s not necessarily
an easy process for the industry to go out and assemble parcels for a project when
they are looking for candidate properties. He said they have to work around
property owners who may not want their property included so this is not necessarily
going to be a square or circle, it’s going to be more like a jigsaw puzzle.
Mr. Smith asked about the agricultural land or timberland.
Mr. Finchum said they haven’t gotten there yet, it could be all agricultural or all
timberland. He said there are different approaches, some prefer timberland
because they have a beginning of a buffer and some like agricultural land
because it is relatively flat. He said they would discuss factors related to that at a
later time.
He said he did not intend to go through Maps 3 and 4 in great detail but rather he
just wanted to show what it would look like with an incremental increase from a ½
mile buffer out to a 2 mile buffer.
He stated that he is not asking the Commission for their requests or thoughts
tonight, this was more for informational purposes as they work through the
regulations.
He asked Ms. Giles for her comments.
Vivian Giles stated that she did not have any comments at this point. She said
really it’s the details that she will weigh in on at a later time. She said it would
depend on the direction the County goes. She said their plan is as good, if not
better, and certainly more deliberate than many that they see. She said whatever
direction the County wants to take, the specifics can be tailored about that to fit
into that. She said it looks great, but it is whatever your objectives ultimately are.
Vice-Chair Wieber asked if the comments in their packet were from industry.
Mr. Finchum said yes, they have comments from industry representatives, Chip
Dicks, Roger Bowers with Urban Grid, Seth with Solunesco.
He said a lot of industry’s comments are on the same paragraphs or sections and
there are a few that are different but, again, what he is doing now is going through
their comments and making changes to the regulations where it makes sense. He
said they will work through probably 90 to 95% of the comments and the last 10%
will be policy issues, what position does the County take, limit it more to begin with,
not get overrun with projects, what is the County’s appropriate share of these
types of facilities, et cetera.
He stated that having these facilities will make it attractive to other industry.
Vice-Chair Wieber asked when the final draft would be ready.
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Mr. Finchum stated that he hoped to have it as close to the final draft as possible
for the next meeting to discuss and tell him what changes they want.
Vice-Chair Wieber said he wanted time to analyze this.
Mr. Finchum stated they will have a follow up meeting within the next two weeks.
Vice-Chair Wieber moved and Mr. Schwartz seconded to adjourn the worksession
at 9:15 p.m.
Voting yea: Minor, Schwartz, Smith, Wieber
* Motion carries *
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EXCERPT FROM OCTOBER 22, 2020 PLANNING COMMISSION MEETING MINUTES
3.

ANY & ALL MATTERS



Proposed Text Amendments – Utility Scale Solar Facilities

TXT-18-2020: An Ordinance to amend the Zoning Ordinance of Caroline County
by amending Article II, Section 2 (Definitions), to add the following definitions
related to Major & Minor Solar Energy Projects: Decommissioning; Development
Area; Photovoltaic; Major Solar Energy Project; Minor Solar Energy Project; Natural
Areas; Rated Nameplate Capacity; Registered Landscape Design Professional.
TXT-19-2020: An Ordinance to amend the Zoning Ordinance of Caroline County
by Amending Article IV (Rural Preservation), Section 5 (Special Exception Uses), by
adding Paragraph 40, Minor Solar Energy Project as a use permitted by Special
Exception.
TXT-20-2020: An Ordinance to amend the Zoning Ordinance of Caroline County
by Amending Article XV (Supplemental Regulations), Section 8 (Development
Standards), to add Paragraph V. The purpose of this amendment is to establish
Development Standards for Minor Solar Energy Projects.
TXT-21-2020: An Ordinance to amend the Zoning Ordinance of Caroline County
by Amending Article XV (Supplemental Regulations) by adding Section 23 (Solar
Energy Overlay District (SEOD)). The purpose of this amendment is to 1) establish
the boundaries of the Solar Energy Overlay District; 2) establish General District
Standards for Major Solar Energy Projects; 3) establish Design and Development
Standards, Setbacks, and other regulations related to development of Major Solar
Energy Projects within the Solar Energy Overlay District, and 4) establish Major Solar
Energy Projects as a Special Exception Permit Use in the Overlay District.
Mr. Finchum stated this was Staff’s final draft of four text amendments related to
the proposed solar regulations for discussion with the Commission. He said at the
last meeting he advised the Commission that he still had some more cleanup work
to do, he still needed to incorporate the amendments for the facilities that were
20 megawatts or less.
He said the packet that the Commission has in front of them represents Staff’s
efforts to finish editing and formatting the original set of regulations, which was the
20 megawatts or greater than 20 megawatts incorporating 20 megawatts or less.
He said in evaluating this, Staff decided that it made more sense to move all the
definitions to Article 2, because there were definitions in both sets of regulations
and it just made more sense to incorporate those into one set of amendments
under Article 2.
He said they also have TXT-20-2020, which would be the development standards
for the minor solar facilities. He said instead of repeating a lot of information from
the greater than 20 megawatts, they simply tried to cross-reference the major solar
facility regulations where Staff thought it was applicable.
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He stated that in a nutshell, this is Staff’s efforts, taking into consideration comments
he has heard from Commission members and talking and working with industry
representatives, this is the complete package provided to the Commission tonight
for further discussion and proceed as they see fit.
He said the Commission also has the draft Overlay District maps that would
designate the transmission and distribution lines to which the major solar facilities
would apply.
Vice-Chair Wieber stated he would first like to commend Mr. Finchum and Staff for
putting this together. He said it is extremely complex and takes a great deal of
understanding and these documents are very, very impressive.
He said he believes what is put together here is fairly clear to understand and he
is happy with what he sees.
Mr. Schwartz stated kudos to everyone for pulling all of this together.
Mr. Schwartz said kudos again and for Staff taking into consideration the
comments and concerns the Commission members had, trying to make it more
desirable for the industry to come in. He said he tips his hat to Staff and everyone
for a job well done.
Chair Horton said great job.
Mr. Minor said he would like to piggyback on that, Staff and everyone did a great
job giving the Commission members information on solar and he really
appreciates it.
Vice-Chair Wieber asked if this has been published.
Mr. Finchum said no, they have not published anything yet. He said this is the last
working draft and once it has been discussed tonight, they can make changes,
advertise for Public Hearing, et cetera. He said this draft has also been forwarded
to the County Attorneys for their review, he is sure there will probably be some
cleanup and technical changes from them.
He stated he was comfortable with this being the basis of going forward from here
and incorporating those changes.
Vice-Chair Wieber said so if other changes are gotten back from the County
Attorneys, would that delay this getting out to the public.
Mr. Finchum stated he thought the changes would be more technical in nature.
He said unless they are very substantial changes, but he would defer to the County
Attorneys to answer that.
Chris MacKenzie, County Attorney, stated that he agrees with Mr. Finchum, barring
some unforeseen major change that would really shift the direction of the text
amendment, they should not have to re-publish even if they make edits here and
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there. He said, in fact, as part of this process, they fully anticipate some degree of
changes to occur to take into account what they hear in the Public Hearings.
Vice-Chair Wieber said so it sounds to him like if the public comes up with some
comments, they may have to make some changes, but that would be after it has
gone out.
Mr. Finchum said that was correct, but again, depending on those changes, for
example, you can make your regulations more restrictive, you can clarify the
regulations, but from an advertising perspective you cannot, for example, expand
your regulations beyond what was advertised.
Vice-Chair Wieber spoke about the Commission and Staff site visit and said he was
caught off guard just realizing the size of a 20 megawatt solar facility. He said until
you actually walk out there and look at how much land – and it is very quiet and
you could barely see anything with the screening. He said if they could do that
kind of development in Caroline, the community would be very happy.
He said the biggest thing that came up was actually the size of the amount of
kilowatts that you want to allow for the County and that just became an issue. He
said Mr. Finchum said they could change the amount before it was sent to the
Board of Supervisors, but he doesn’t want it to get lost in the shuffle.
He stated when they look at 800 megawatts, they felt that 800 is a lot of land
disturbance even if it is done perfectly. He said that is the only area of concern
for him and all the rest of the documentation he has no issues with.
Chair Horton said they had a map at one time, are we still pretty much sticking to
everything being west of Fredericksburg Turnpike? She said all of these facilities
are pretty much west of Fredericksburg Turnpike?
Mr. Finchum said for the most part that is correct. He said but remember, your
minor facilities are not necessarily tied to the Overlay District. He said so a 20
megawatt facility could be located (pointed to map) out in here because it is 20
megawatts and under and it’s not subject to the limitations of the Overlay District.
He stated the Overlay District is for your facilities greater than 20 and up to 150. He
said 20 and less are not tied to the Overlay District and so it could be wherever
there is a transmission or distribution line that has the capacity for a facility to be
connected at that location. He said it is still a special exception permit and it
would be subject to the standards articulated in TXT-20-2020.
He said so the Commission still reviews it as a special exception use and you still
have the ability, based on where that application is made, to look at the impacts
of that proposed facility at the location they are requesting. He said based upon
the special exception permit standards as well as these supplemental standards,
you still have the ability on a case-by-case basis, to say yes or no.
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Chair Horton asked how many acres, approximately, are the 20 megawatts
facilities.
Mr. Finchum said the figures he has heard are anywhere between 7 to 10 acres, 7
to 12 acres per megawatt, 200 plus or minus, on average is what you would see.
Chair Horton said the facility in Louisa was around 20 megawatts.
Mr. Finchum said that is correct.
Chair Horton said that was probably close to 200 acres. She said so it can be
anywhere in the County then?
Mr. Finchum said 20 megawatts or less can be anywhere in the County. He said
now there are still limitations as well, they say anywhere in the County, but they still
have to connect to the utility grid. He said so your smaller projects, you are
probably not going to see those projects located too far away from a transmission
or a distribution line, simply because they have got to construct that
interconnection to the grid and the more that you have to construct, the more
expensive it is going to be. He said there are some limiting factors there in terms
of where you would see those facilities, et cetera.
Vice-Chair Wieber said it also means that based on what they were told at the
site, their biggest problem is the mere fact that they need the high speed internet
so, therefore, if they are going to go out there they are going to have to bring high
speed internet, et cetera.
Mr. Schwartz said and they had tried other means, satellite and some other means
of delivery and it just wasn’t satisfactory.
Chair Horton said and she thinks they had something on here too about not
allowed in Resource Sensitive areas.
Mr. Finchum said that was correct, there are a hierarchy of standards built into the
regulations.
Vice-Chair Wieber asked if every kilowatt facility still counts towards the overall
total for the County.
Mr. Finchum said there are two caps, one cap for the greater than 20 megawatts
and there is one cap proposed for 20 megawatts or less. He said as drafted, it
would be 800 for the over 20 and 200 megawatts for the 20 and under. He said
that does not take into consideration, if by chance, you got an application from
a power company like Dominion that they saw in Louisa. He said a utility company
such as Dominion could actually come in right now under the County’s
regulations. He said they allow utility generation as a special exception use in the
Rural Preservation District. He said so, in theory, Dominion could file tomorrow for
a project under that provision of their zoning ordinance, irrespective of these
regulations. He said these regulations are basically for your third party developers
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who build and sells energy to the power company or builds it and sells to an end
user.
Chair Horton asked what the caps were again.
Mr. Finchum explained the caps again and said at the end of the day, it is easier
to expand or increase than it is to reduce. He said if you get up to 800 and then
decide you want to go to 1,000, then it is easier to expand than to try and cut
back.
Vice-Chair Wieber stated that is specifically his concern, the mere fact that he
does not want them to go too far in the beginning until they feel comfortable.
He said he was a little confused with Dominion and asked if it was a special
exception.
Mr. Finchum said yes and explained that utility generation is a special exception
in the Rural Preservation District.
Mr. Dudley said the 800 megawatts would probably encompass 7 to 8,000 acres.
Mr. Finchum said that was correct.
Mr. Dudley asked how many areas they have with that type of acres because that
is a lot of land.
Mr. Finchum said there is probably four to five assemblages of land within the
Overlay District that you could theoretically piece together enough properties to
have a project of that size. He said if you are looking at a smaller project, say in
the 50 to 80 megawatt range, there is probably much more land, in theory that is
available within the boundaries of the Overlay District that you could assemble
enough land to get a project.
He stated remember also, under this, if you have a project and you have got a
couple of parcels outside of the Overlay District, then you can request a zoning
amendment to include those parcels. He said so they understand that you may
not be able to get your total acreage assemblage within, say the two mile buffer,
but they have put provisions in there that you can seek a zoning amendment to
include that additional land.
He said he thinks what they are trying to do is focus within the buffer, understanding
that you may not be able to be entirely confined to that buffer.
Mr. Dudley said so the odds of having 800 megawatts are very small.
Mr. Finchum said a single 800 megawatt, no, because they are capping the total
at 800. He said the largest one you would see would be 150 and that ties into State
Regulatory Programs.
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Mr. Schwartz asked if there was any costs to the County for any phase of this, for
example, registered landscape design professional or arborist, is there anything
that will cost the County money.
Mr. Finchum said no, not that they will not get reimbursed for. He said the arborist,
for example, that is entirely incumbent upon the applicant to have that service
performed and provide that information to the County in the form of a landscape
and buffering plan.
He stated the one area where there might be some expense would be in the land
disturbance phase of the project. He said they have one Environmental Inspector,
who obviously is not going to be able to spend 8 hours a day, 5 days a week, on
a construction site. He said so they have built into the regulations that the
applicant is responsible for the County’s cost to hire an inspector or third party. He
said the industry understands and accepts that.
Vice-Chair Wieber moved and Mr. Schwartz seconded to send the Solar Text
Amendments to Public Hearing at the Regular Meeting of the Planning Commission
on November 18th, 2020.
Voting yea: Dudley, Horton, Minor, Schwartz, Smith, Wieber
* Motion carries *
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EXCERPT FROM NOVEMBER 18, 2020 PLANNING COMMISSION MEETING
MINUTES
3.

PUBLIC HEARINGS

3B.

TXT-18-2020: An Ordinance to amend the Zoning Ordinance of Caroline
County by amending Article II, Section 2 (Definitions), to add the following
definitions related to Major & Minor Solar Energy Projects:
Decommissioning; Development Area; Photovoltaic; Major Solar Energy
Project; Minor Solar Energy Project; Natural Areas; Rated Nameplate
Capacity; Registered Landscape Design Professional.

3C.

TXT-19-2020: An Ordinance to amend the Zoning Ordinance of Caroline
County by Amending Article IV (Rural Preservation), Section 5 (Special
Exception Uses), by adding Paragraph 40, Minor Solar Energy Project as a
use permitted by Special Exception.

3D.

TXT-20-2020: An Ordinance to amend the Zoning Ordinance of Caroline
County by Amending Article XV (Supplemental Regulations), Section 8
(Development Standards), to add Paragraph V. The purpose of this
amendment is to establish Development Standards for Minor Solar Energy
Projects.

3E.

TXT-21-2020: An Ordinance to amend the Zoning Ordinance of
Caroline County by Amending Article XV (Supplemental Regulations)
by adding Section 23 (Solar Energy Overlay District (SEOD)). The
purpose of this amendment is to 1) establish the boundaries of the
Solar Energy Overlay District; 2) establish General District Standards for
Major Solar Energy Projects; 3) establish Design and Development
Standards, Setbacks, and other regulations related to development
of Major Solar Energy Projects within the Solar Energy Overlay District,
and 4) establish Major Solar Energy Projects as a Special Exception
Permit Use in the Overlay District.

Michael A. Finchum provided the following overview of all four Text
Amendments and distributed modifications to TXT-20-2020 and TXT-21-2020
to the Commission.
He stated before the Commission tonight are the four sets of Text
Amendments related to the various discussions concerning solar regulations
that they have had for almost a year. He said they have had a number of
work sessions on these issues and last month the Planning Commission
authorized the advertisement of these four Text Amendments.
He said briefly, the Text Amendments are as follows:
TXT-18-2020 would add a number of new definitions to Article II, of the Zoning
Ordinance related to solar facilities and solar projects. He explained that
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these terms are used throughout the various sets of regulations that are
proposed for the Commission’s review this evening.
TXT-19-2020 would be the first amendment that would allow solar projects in
the County. He said these are the minor solar energy projects that are
included in the definitions that are proposed for Article II. He said these
projects would be allowed by Special Exception, 20 megawatts or less
anywhere in the County. He said again, these are your smaller projects, not
the ones subject to the Overlay District.
TXT-20-2020 would be the standards to accommodate the minor solar
energy projects that would be permitted under TXT-19-2020. He said so these
are the standards that also incorporates reference to some of the Overlay
District standards that any application for a Special Exception permit would
have to meet for one of these facilities to be located in the County.
He stated the Commission has the handout, which has some proposed
modifications to those standards. He said based on discussions that Staff has
had with several Planning Commissioners, a member of the Board of
Supervisors as well as the discrepancies that Staff has identified in the
regulations, these have been prepared for the Planning Commission’s
consideration.
TXT-20-2020 are the last set of regulations and Mr. Finchum stated this deals
with the Overlay District and the accompanying map that Staff has focused
most of their attention on developing the regulations for those types of uses.
He referred to the handout passed out this afternoon to the Commissioners
and stated there have been additional discussions with counsel, with
representatives of the industry, right until 4 o’clock this afternoon. He said
those changes are also reflected in the version provided to the
Commissioners.
Chair Horton recapped the text amendments.
Vice-Chair Wieber asked if they wanted to do questions now or wait until after the
Public Hearing.
Mr. Finchum said he was okay with Vice-Chair Wieber asking questions now.
Vice-Chair Wieber stated the minor solar energy projects, they are technically –
this marked up paper that they have in front of them – the adjustments that they
discussed, reducing the overall nameplate from 200 to 100, correct?
Mr. Finchum stated that was correct.
Vice-Chair Wieber said and that is the way this was advertised.
Mr. Finchum said that is the handout before the Commissioners this evening.
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Vice-Chair Wieber said on the larger projects, based on the Commissioners going
out to the sites and seeing how much land is absorbed, the Commissioners would
ask that the overall rated nameplate capacity be reduced from 800 to 600
(included in 23.3.3). He said those were the critical items he had.
Mr. Schwartz thanked Mr. Finchum for getting this down to a “Reader’s Digest”
version from War and Peace.
Vice-Chair Wieber also thanked Mr. Finchum for bringing it down to the
newspaper version.
* Discussion between Chair Horton and Vice-Chair Wieber about nameplate
capacity*
Ms. Zech read the Public Hearing protocol.
Chair Horton opened the Public Hearing for TXT-18-2020.
Chip Dicks, Representative for Ormstead and Solunesco, stated that the industry
has worked with Mr. Finchum and he echo’s the Commissioners remarks. He said
that Mr. Finchum has done an excellent job of building consensus and addressing
issues. He said the language that the Commission has before them tonight is
consensus among the industry and they very much appreciate the policy
objectives and they concur with those.
He stated the definitions look good, the small solar project provisions look good,
the major conditions look good, and the provisions look good. He so if there is not
a lot of comment tonight, he is certainly happy to answer any questions. He stated
they just about worked out everything on a consensus basis and the
Commissioners have paid attention and listened and the industry has listened and
understands the policy direction they are trying to achieve.
Seth Maugham, Solunesco, echoed what Mr. Dicks said. He said he knows at least
one of the Commissioners may want to ask questions of the Developer and so he
Is making himself available on behalf of Solunesco.
There were no further public comments and Chair Horton closed the Public
Hearing at 7:15 p.m.
Mr. Finchum advised the Commission that they could take action nor or wait until
the end of the Public Hearings.
Vice-Chair Wieber moved and Mr. Schwartz seconded that whereas the public
necessity, convenience, general welfare and good zoning practices warrants the
approval of TXT-18-2020, I recommend that TXT-18-2020 be forwarded to the Board
of Supervisors with a recommendation of approval.
Voting yea: Dudley, Horton, Schwartz, Smith, Wieber
* Motion carries *
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Mr. Finchum stated that TXT-19-2020 would allow minor solar energy projects as a
special exception use permit, specifically in the RP Zoning District.
Chair Horton declared the Public Hearing open for TXT-19-2020.
Chip Dicks stated that this makes good sense by special exception and both Chris
and Vivian have done an excellent job as County Attorneys. He said Vivian is very
knowledgeable on solar and the County is well represented.
There were no further public comments and Chair Horton Declared the Public
Hearing closed at 7:20 p.m.
Mr. Schwartz moved and Vice-Chair Wieber seconded that whereas the public
necessity, convenience, general welfare and good zoning practices warrants the
approval of TXT-19-2020, I recommend that TXT-19-2020 be forwarded to the Board
of Supervisors with a recommendation of approval.
Voting yea: Dudley, Horton, Schwartz, Smith, Wieber
* Motion carries *
Mr. Finchum stated that the proposed amendment TXT-20-2020 would amend
Article XIV, which is your supplemental regulations chapter of the zoning
ordinance, Section 8, by adding subsection V, Standards for Minor Solar Energy
Facilities. He explained these standards would be the guidelines for developments
of a minor solar energy project in the RP District throughout the County.
He stated the Commission has the updated version with several modifications that
members of the Commission had discussed at the last meeting as well as some
other modifications that Staff had identified. He said they also cleaned up a
discrepancy between major and minor solar energy projects, Paragraph 7.
Chair Horton asked if there was anything they should know in particular about the
difference between the blue versus the purple versus the orange.
Mr. Finchum explained that orange was some language that he and the County
Attorney had discussed that was based upon their ongoing discussions this
afternoon. He said the purple and the blue really just depended on what color
palate he felt like at the time.
Vice-Chair Wieber asked if these changes were discussed with Industry?
Mr. Finchum stated that the changes were provided to them this evening but they
didn’t have a chance to discuss all of the modifications with them, but it really was
a cleanup from the last meeting.
Chair Horton opened the Public Hearing on TXT-20-2020 at 7:26 p.m.
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Mr. Dicks on behalf of Solunesco for the minor projects. He spoke about 20% versus
20 megawatts and said as Mr. Finchum has commented, there are grammatical
things from time to time that may need to be tweaked as they go through the
process. He said it looks good to them and urged the Commission to approve TXT20-2020 with minor revisions.
There were no further public comments and Chair Horton declared the Public
Hearing closed.
Chair Horton asked Mr. Finchum to address what they were just told about 20%
versus 20 megawatts.
Mr. Finchum said he believes Mr. Dicks is referring to B.1. He said the Commission
had discussed reducing it from 200 to 100 megawatts. He said there is a caveat
that was discussed with several Commissioners, that not more than 20% of the
overall capacity would be projects of 5 megawatts or less. He said so up to 20
megawatts in aggregate of the 100 could be projects of 5 megawatts or less and
the remaining 80% would be 5 megawatts up to 20 megawatts.
Chair Horton said so this language is correct?
Mr. Finchum said it is a clarification but he will double check.
Vice-Chair Wieber stated it was one in the same.
Mr. Finchum said the language would be cleaned up.
Seth Maughan with Solunesco stated that he suggested a swap out for the word
“megawatts” from “percent” is because it is not clear to him whether the
aggregate name plate meant of those approved to that point or the 100%. He
said he thinks that swapping out the word “megawatts” would clarify that.
Mr. Finchum said that was correct, 20% of 100 can be 5 megawatts or less. He said
they are not intending to have larger projects before they can have smaller
projects.
Mr. Dudley moved and Vice-Chair Wieber seconded that whereas the public
necessity, convenience, general welfare and good zoning practices warrants the
approval of TXT-20-2020, I recommend that TXT-20-2020 as amended, be
forwarded to the Board of Supervisors with a recommendation of approval.
Voting yea: Dudley, Horton, Schwartz, Smith, Wieber
* Motion carries *
Mr. Finchum stated that TXT-21-2020 is the big one that the Planning Commission
spent the most time on. He said this amendment would add or amend Article XIV
of the ordinance by adding Section 23, which would be the Solar Energy Overlay
District. He said maps are included in the packet.
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He stated that the Overlay District would create boundaries of one mile and two
miles depending on the size of the electrical line to which the facility is to be
connected. He said you have overall guiding district boundaries which defines
the limitations of the Overlay District; provisions for amending the ordinance; and
general district standards. He stated this was an attempt to create a hierarchy of
regulations that would govern applications in this Overlay District. He said they
had last minute discussion between counsel and Industry and they have cleaned
up those few areas with questions.
He noted that Vice-Chair Wieber expressed his desire to amend 23.3.3 to reduce
the overall cap from 800 to 600 megawatts, which was not included in this draft.
Chair Horton declared the Public Hearing open on TXT-21-2020.
Mr. Dicks, on behalf of Ormstead, said that Mr. Finchum has done a great job as
well as the Planning Commission. He said from Industry perspective, the ordinance
works. He went on to speak on what the County can do to earn revenue
(Economic Development) through solar. He said in the long term, 35 to 40 year
projects will provide the County with a lot of revenue over that period of time and
asked that the Commission forward to the Board of Supervisors with a
recommendation of approval.
Kevin Engle, 976 Nelsons Bridge Road, Hanover County, stated as a landowner
and farmer in Caroline County, he wanted to say thank you to all of you for your
hard work and going through the steps so they can consider large scale solar
development in the County.
He said as a landowner, they have quite a few options to develop his property
and he feels like solar will have the least environmental impact and would
generate net profit revenue. He compared solar developments to housing
developments and said he feels that these types of projects would be good for
the County.
Rob Probst, Representative for Urban Grid, Richmond Solar based development
company. He said Urban Grid known locally as CC Solar has been exploring a
solar energy project in Caroline County since 2018. He said thanks to Mr. Finchum
and his staff for developing the solar ordinance that will encourage millions of
dollars of investment in the County but serve as a best practices model for the
Commonwealth.
He said over the past 2 years, Caroline County has taken the time to get it right.
He said solar means many things to many people, et cetera. He said like any
power generation facility, solar must get approval from the entity that controls the
connection. He said if a solar facility connects to a local distribution grid, it would
work with the local utility that owns those wires to evaluate the impact. He said to
connect to the transmission lines, it would work with an entity called PJM, which
manages multi-state transmission system.
He went on to speak about who would buy solar and how Caroline would benefit.
He said that solar does not ask for grants or low interest loans and it would not
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need any county services. He said the County would receive revenue from the
machinery and tools tax or adopt a revenue share. He said a solar facility could
provide $210,000 per year over the life of the project. He said at the end of use
the facility would be removed and the land could be used for agriculture or
silviculture.
He thanked the Commission for their leadership and recognition of economic
benefits. (Mr. Probst handed out information to Commissioners).
There were no further comments and Chair Horton declared the Public Hearing
closed at 7:45 p.m.
Chair Horton asked Vice-Chair Wieber if he had any comments.
Vice-Chair Wieber stated as they have discussed, he and Mr. Finchum, that they
are going to use the aggregate nameplate capacity to 600 megawatts in Section
23.3.3.
Mr. Schwartz stated that 600 megawatts is just the starting point and some time in
the future, the figure could be increased.
Mr. Finchum said yes, that is correct. He said based on the discussions of the
Commission, they understand the Commission’s concerns of potentially being
inundated with applications. He said this would allow the County to dip a cautious
toe into the solar field with this set of collective regulations. He further stated that
the Board of Supervisors in the future could request a text amendment from the
Commission that would allow an increase in the aggregate nameplate capacity.
Chair Horton asked what page is the total cap on the megawatts.
Mr. FInchum said it would be Page 1, Section 23.3.3. He said he would ask for one
other addition if the Commission makes a motion that up in 23.2, where it
references the Solar Energy Overlay District, that the Commission says “the SEO
District Map dated October 16 2020”.
Chris MacKenzie, County Attorney, explained the changes.
Vice-Chair Wieber moved and Mr. Dudley seconded that whereas the public
necessity, convenience, general welfare and good zoning practices warrants the
approval of TXT-21-2020, I recommend that TXT-21-2020, amended with both oral
and written amendments/comments previously discussed, be forwarded to the
Board of Supervisors with a recommendation of approval.
Voting yea: Dudley, Horton, Schwartz, Smith, Wieber
* Motion carries *
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