C Clarke County Planning Commission
l: l r e AGENDA — Business Meeting
Friday, February 2, 2024 — 9:00AM

Berryville/Clarke County Government Center — Main Meeting Room

For more information on this public meeting, please contact the Clarke County Department of Planning at (540) 955-
5132 or visit the Clarke County website at www.clarkecounty.gov.

CALL TO ORDER/ADMINISTRATIVE MATTERS

1 | Approval of Agenda pp. 1-3

2 | Approval of Minutes pp. 4-17
2A | January 2, 2024 Work Session/Annual Organizational Meeting pp. 4-9
2B | January 5, 2024 Business Meeting pp. 10-17

CONTINUED PUBLIC HEARING

3 | SUP-22-01/SP-22-02, Horus Virginia | LLC (applicant)/Bellringer Farm, pp. 18-119
LLC (owner). Request approval of a special use permit and site development
plan to construct a 50MW solar power plant on two lots per Section 5.2C of the
Zoning Ordinance. The subject properties are identified by Tax Map #13-A-13
and #13-A-56, are located on the west side of Westwood Road (Rt. 636) with
access Vvia proposed entrances on Bellringer Lane and Triple J Road (Rt. 632),
consist of approximately 400 acres, are zoned Agricultural-Open Space-
Conservation (AOC), and are within the Russell Election District.

-- Staff report | pp. 18-42

-- County attorney review letter, Decommissioning Plan (1/9/2024) | p. 43

-- Emergency Action Plan (Exhibit A) | pp. 44-54

-- Decommissioning Plan (Exhibit B) | pp. 55-64

-- Economic Benefits Agreement (Exhibit C) | pp. 65-67

-- Virginia Department of Environmental Quality (DEQ) review letter (1/16/2024) | pp. 68-70

-- Hurt & Proffitt review letter (1/18/2024) | pp. 71-72

-- Applicant’s response letter to DEQ (1/19/2024) | pp. 73-74

-- Applicant’s response letter to Hurt & Proffitt (1/19/2024) | pp. 75-76

-- Applicant’s response letter to Staff’s comments (1/22/2024) | pp. 77-81

-- Applicant’s letter regarding solar panel safety (1/23/2024) | pp. 82-105

-- Site development plan (1/23/2024 revision) | pp.106-119

PUBLIC HEARING

4 | 2023 Transportation Plan pp. 120-188

-- Staff memo | p. 120

-- 2023 Transportation Plan (Public Hearing Draft 2/2/2024)) | pp.121-188
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SCHEDULE PUBLIC HEARING

5 | SUP-23-03/SP-23-04, Harry Z. Isaacs % Long Branch Farm. Request pp. 189-198
approval of a special use permit and site development plan to operate a minor
commercial public assembly use per Section 5.2D
(Recreation/Education/Assembly Uses) of the Zoning Ordinance. The proposed
use is described in the application to include a maximum of 65 events per year at
Long Branch Farm and Estate. The subject property is approximately 390 acres,
zoned Agricultural-Open Space-Conservation (AOC), identified as Tax Map #29-
A-29, and is located on Long Branch Lane (private road) in the White Post
Election District.

-- Staff report | pp.189-197

-- Virginia Department of Transportation review letter (1/23/2024) | pp. 198

REPORTS/OTHER BUSINESS/ADJOURN

6 | Board and Committee Reports --

Board of Supervisors (Terri Catlett)

Board of Septic & Well Appeals (George Ohrstrom, I1)
Board of Zoning Appeals (John Staelin)

Historic Preservation Commission (Bob Glover)
Conservation Easement Authority (George Ohrstrom, I1)
Broadband Implementation Committee (Brandon Stidham)

7 | Other Business ~None Scheduled --

8 | Projected Upcoming Agenda Items, February -- May pp. 199-200

9 | Adjourn
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UPCOMING MEETINGS:

Comprehensive Plan Committee

Wednesday, February 14 (10:00AM) — A/B
Room

Wednesday, March 6 (2:00PM) — A/B Room
Wednesday, March 27 (3:30PM) — A/B Room

Policy & Transportation
Committee

Friday, February 2 immediately following
Commission Business Meeting — A/B Room
To be scheduled — late February

Plans Review Committee

No upcoming meetings

Ordinances Committee

To be scheduled -- April

Commission Work Session

Tuesday, February 27 (3:00PM) -- Main Meeting
Room

Commission Business Meeting

Friday, March 1 (9:00AM) -- Main Meeting Room
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Clarke County Planning Commission

DRAFT MINUTES - Work Session/Annual Organizational Meeting
Tuesday, January 2, 2024 — 3:00PM

Berryville/Clarke County Government Center — Main Meeting Room

ATTENDANCE:
George L. Ohrstrom, 1l (Chair/Russell) v’ | Ronnie “Ron” King (Buckmarsh)

Randy Buckley (Vice-Chair/White Post) v'L | Frank Lee (Berryville)

Terri Catlett (Board of Supervisors) Gwendolyn Malone (Berryville)

Buster Dunning (White Post) Ryan Reed (Buckmarsh)

Robert Glover (Millwood) John Staelin (Millwood)

Pearce Hunt (Russell) Doug Lawrence (BOS alternate)
L- Denotes a late arrival

R SRYASERN

ANANANEN

STAFF PRESENT: Brandon Stidham (Director of Planning), Jeremy Camp (Senior Planner /
Zoning Administrator), Kristina Maddox (Office Manager / Zoning Administrator)

OTHERS PRESENT: None.

CALL TO ORDER: By Mr. Stidham at 3:00PM.

1. Approval of Agenda

By consensus, the Commission approved the agenda as presented by Staff with no additions or
corrections.

2. Organizational Meeting
A. Election of Officers

The Commission voted 10-0-1 to elect George L. Ohrstrom, Il to serve as Chair to the Planning
Commission for 2024.

Motion to elect George L. Ohrstrom, Il as Planning Commission Chair for 2024:
Ohrstrom (Chair) AYE King AYE

Buckley (Vice-Chair) | ABSENT Lee AYE (moved)
Catlett AYE Malone AYE (seconded)
Dunning AYE Reed AYE

Glover AYE Staelin AYE

Hunt AYE
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The Commission voted 10-0-1 to elect Randy Buckley to serve as Vice-Chair to the Planning
Commission for 2024.

Motion to re-elect Randy Buckley as Planning Commission Vice-Chair for 2024:

Ohrstrom (Chair) AYE (moved) King AYE

Buckley (Vice Chair) | ABSENT Lee AYE (seconded)
Catlett AYE Malone AYE

Dunning AYE Reed AYE

Glover AYE Staelin AYE

Hunt AYE

B. 2024 Committees and Member Assignments
Vice-Chair Buckley arrived at 3:02PM.
Mr. Stidham noted Commissioner Reed fulfilled the vacant positions in the Policy and Transportation
Committee and in the Plans Review Committee. He added that members should notify Chair Ohrstrom
if they wish to switch their current committees.

C. Review and Adoption of 2024 Meeting Schedule

The Commission unanimously voted to adopt the 2024 Meeting Schedule as presented by Staff.

Motion to adopt the 2024 Meeting Schedule as presented by Staff:

Ohrstrom (Chair) AYE King AYE

Buckley (Vice-Chair) | AYE Lee AYE (moved)
Catlett AYE Malone AYE (seconded)
Dunning AYE Reed AYE

Glover AYE Staelin AYE

Hunt AYE

D. Review and Adoption of 2024 By-Laws

The Commission unanimously voted to adopt the 2024 By-Laws as presented by Staff.

Motion to adopt the 2024 By-Laws as presented by Staff:
Ohrstrom (Chair) AYE King AYE
Buckley (Vice-Chair) | AYE (seconded) Lee AYE (moved)
Catlett AYE Malone AYE
Dunning AYE Reed AYE
Glover AYE Staelin AYE
Hunt AYE
2
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E. Review and Adoption of 2024 Project Priorities

Mr. Stidham reviewed the list of project priorities for the year to include completing work on the
Transportation Plan, the ongoing work on the Rural Lands Plan, potential text amendments, campground
regulations, and the Berryville Area Plan.

Chair Ohrstrom asked Mr. Stidham for clarification regarding application reviews impacted by text
amendments. Mr. Stidham replied that the text amendment would state whether or not to allow pending
applications that are impacted by a text amendment would be grandfathered. Chair Ohrstrom commented
that he thought pending applications were already grandfathered. Mr. Stidham replied that it has been
done both ways in the past and that it should be discussed further.

The Commission unanimously voted to adopt the 2024 Project Priorities as presented by Staff.

Motion to adopt the 2024 Project Priorities as presented by Staff:
Ohrstrom (Chair) AYE King AYE
Buckley (Vice Chair) | AYE (moved) Lee AYE
Catlett AYE Malone AYE (seconded)
Dunning AYE Reed AYE
Glover AYE Staelin AYE
Hunt AYE
3. Review of January 5 Business Meeting Agenda Items

A. Conflict of Interest Statements

Vice-Chair Buckley read his conflict of interest statement regarding SUP-23-03/SP-23-04, Long Branch
Farm:

“I disqualify myself from participating in the matter of SUP-23-03/SP-23-04, Long Branch Farm before
the Planning Commission as | have a personal interest in said matter by reason of my role as President
of Long Branch Farm and the applicant for this special use permit and site development plan request. ”

B. Agenda Review

Mr. Camp reviewed the deferred applications. He noted the Horus Virginia I, LLC applicant requests a
deferral until February. He said they are making progress but the county needs time to review recently
resubmitted items including the revised decommissioning plan with the county attorney which will take
place on January 9"". He said the erosion and sediment plan control showing the adjustments to the
equipment yard was submitted to the county’s consultant for review and that correspondence from the
Department of Environmental Quality (DEQ) is pending. He continued that concerns on blasting details
and site construction for minimizing erosion have yet to be outlined by the applicant. Lastly, he said the
applicant has not addressed their plans for the extra parcel on the lot but he believes they are working
with a surveyor on a lot merger or boundary line adjustment. He said Staff recommends the February
deferral and to continue the public hearing as scheduled.
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Mr. Camp provided a summary of the Double Tollgate Pump Station site development plan and
certificate of appropriateness that is scheduled for public hearing. Chair Ohrstrom asked if Mr. Camp
knew what FFE stood for on the plans to which Mr. Camp replied “finished floor elevation.”
Commissioner Lee asked if the applicant is planning to do conventional remediation on the identified
sinkhole. Mr. Camp replied that it is his understanding that they are going to move the force main further
away and that they discovered geotechnical work that had been previously done that provided additional
information. Commissioner Lee expressed interest and asked if someone was going to be present onsite
to monitor the situation as it is uncertain what will be found around the sinkhole once excavation begins.
Mr. Camp replied that it can be arranged. Mr. Camp said that he hopes to have comments from the
Building Department and Virginia Department of Transportation (VDOT) by Friday and that the
applicant has not requested a deferral. Chair Ohrstrom asked if there was a deadline and Mr. Stidham
said that it does not apply when waiting on agency comment.

Mr. Camp detailed the Long Branch special use permit and site development plan. He said that the
proposed use would include the existing house museum and one acre surrounding it for events. He said
that it was determined that the current special use permit does not accommodate the scale of events they
have today which is the reason they are applying for a special use permit for a minor commercial public
assembly. He continued that they are not proposing new development and that the application states they
plan to host sixty-five events per year which may change based on Virginia Department of Health (VDH)
regulations. He said they are limited to a maximum of 149 people per event as per county regulations
which includes participants, supporting staff, and catering staff. Commissioner Staelin asked if that
number includes all people on the property or just the event itself as there are several tenant houses on
the property. Mr. Camp replied that it would be defined for the special use permitted area only.

Chair Ohrstrom asked Mr. Buckley how many events Long Branch currently holds annually. Mr.
Buckley replied approximately twenty weddings in addition to lectures but there is a concern that
rehearsal dinners would be considered a separate event. He said the number would increase to fifty-nine
and that anything above sixty requires a waterworks permit.

Commissioner Staelin asked Mr. Camp for clarification regarding the property perimeters of the events.
Mr. Camp said the application is for use of the house museum and the grounds around the house that
have been identified on the site plan. Commissioner Staelin said the house museum has a special use
permit to allow certain educational events that perhaps should not be counted toward the overall total
events. Commissioner Catlett asked about the annual Easter function to which Mr. Camp replied that a
permit from the Board of Supervisors would allow up to five large events per year.

Mr. Camp said the applicant recently resubmitted the site plan to show parking, the septic disposal
system location, and where events will take place. He said he is waiting on comments from VDOT and
the Building Department and that VDH commented that there is no record for the onsite septic disposal
system. He said the applicant is now working with VDH to rectify that issue and to evaluate their current
system. He said the applicant requests and Staff’s recommendation is to continue to schedule the public
hearing but may need to defer if the issues are not resolved in a timely manner.

Commissioner Staelin mentioned the potential noise issue as the noise ordinance does not apply to
special use permits. He said it is up to the Commission to create a noise ordinance that is appropriate for
situations such as this. Chair Ohrstrom asked if this is something the Commission would condition or
if Long Branch should advise. Mr. Stidham commented that we should take into consideration comments

4
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from the public and property owners. Commissioner Glover asked if amplified music was to be played
from a tent or inside. Mr. Camp responded that information was not specified in the application.

Mr. Stidham said the 2023 Transportation Plan is scheduled to set public hearing and noted that VDOT
submitted an approval letter. He said public hearing can be scheduled for February if the Commission
is comfortable with the draft language.

Mr. Camp reviewed two minor subdivision applications that are set for consideration of approval. He
said the first application is Rockwood Riverside, LLC is a minor subdivision and request for a maximum
lot size exception. He said the agencies have reviewed the applications and provided no issues of concern
and that Staff recommends approval. Commissioner Lee provided an explanation of a drip system when
asked by Commissioner Staelin and a discussion followed regarding the state follow-up of such systems.

Mr. Camp said the second minor subdivision to be reviewed is phase 2 of the applicant’s two-lot
subdivision and noted that Staff recommends approval. Chair Ohrstrom said he thought the applicant
planned to put their 100 acres in conservation easement but may not be able to with zero DURs (dwelling
unit rights). Mr. Camp replied there are still two exemptions on the property.

Mr. Stidham said the remaining agenda items are the board and committee reports and projected
upcoming agenda items.

C. Status of Deferred Applications

Mr. Camp reviewed the three deferred applications to include Berryville Berries, Watermelon Park, and
Regan Partnership. He said Staff and the VDH had a meeting in December with the owner of
Watermelon Park where some issues were addressed including a building that is located in the floodplain
that will now be relocated. He said VDH’s main concern was that the septic disposal system was
inadequate for the number of RV campers which was also clarified. He said Watermelon Park will have
to submit the details on the existing system which may need to be upgraded for the 120 RV sites. Chair
Ohrstrom asked how many sites they have currently. Mr. Camp replied they are currently approved for
60 RV sites. He said they will most likely phase in the additions with 90 then 120 based on sewage
approval. Commissioner Glover asked about tent camping. Mr. Camp replied that their current special
use permit is for 60 RV sites and 600 tent sites but their new preference is to get rid of the tent sites and
only have the RV sites. Vice-Chair Buckley asked if they plan to expand to 120 RV sites or if they want
a total of 120 RV sites. Mr. Camp replied the applicant wants to expand it up to 120 RV sites.

Mr. Camp noted that Berryville Berries is another primitive campgrounds special use permit that is
currently pending. He said the VDH issues have been resolved but that the applicant wishes to resolve
issues with surrounding neighbors before setting public hearing.

Regarding the third deferral request, Mr. Camp said Regan Partnership is a minor subdivision

application who plans to do a conservation easement and is in the midst of legalities between the various
owners. He said it may take additional time but they expect to be ready in February.
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4. Old Business
A. TA-23-01, Campground Regulations — Request from Board of Supervisors

Mr. Stidham said the Board held their public hearing on October 17" and received citizen comments
and concerns about prohibiting permanent campgrounds. He said they continued to deliberate on the
text amendment at the November and December work sessions and agreed by consensus to ask the
Commission to develop permanent campground regulations in the text amendment. He continued that
the Board did not have specific concerns about the regulations for leased lot camping or temporary tent
camping but they did not feel comfortable prohibiting permanent campgrounds.

Mr. Stidham reviewed suggested requirements provided by the Board to include allowing permanent
campgrounds by special use permit in the AOC and FOC Districts, not allowing recreational vehicles, a
forest buffer and minimum lot size requirement. Chair Ohrstrom asked if RV camping was still
allowable on river lots to which Mr. Stidham replied yes. He clarified this text amendment is strictly for
commercial campground or permanent campground for non-profit organizations but that they can charge
fees for camping.

Mr. Stidham continued that the Board would like to require property owners or resident managers to
live on site and be present while campers are on the property if the campground is of a certain size and
that campsites be in close proximity to the owner’s or manager’s house as opposed to the property
boundaries. In addition to complying with the VDH campground regulations, he said the Board
discussed the scope of campground amenities such as stores and allowing recreational access to natural
resources. Commissioner Staelin asked if those details would be part of the special use process or within
the regulations. Mr. Stidham replied that it would be part of the special use process with use regulations
developed by the Commission.

Mr. Stidham said the Commission should decide if they wish to designate a committee to review these
details or review as the commission as a whole. He noted there are two pending campground applications
that are in the works including Berryville Berries that is deferred at the moment and also Watermelon
Park’s application to convert tent camping to RV camping. The Commission decided to designate the
task to the Policy and Transportation Committee. Mr. Stidham said the Board would like to review prior
to the Commission setting public hearing.

5. New Business — None Scheduled
ADJOURN

The Work Session adjourned by consensus at 4:08PM.

George L. Ohrstrom, Il (Chair) Kristina Maddox (Clerk)
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Clarke County Planning Commission

DRAFT MINUTES - Business Meeting

Friday, January 5, 2024 — 9:00AM

Berryville/Clarke County Government Center — Main Meeting Room

ATTENDANCE:
George L. Ohrstrom, Il (Chair/Russell) Ronnie “Ron” King (Buckmarsh)

Randy Buckley (Vice-Chair/White Post) Frank Lee (Berryville)

Terri Catlett (Board of Supervisors) Gwendolyn Malone (Berryville)
Buster Dunning (White Post) Ryan Reed (Buckmarsh)

Robert Glover (Millwood) John Staelin (Millwood)

Pearce Hunt (Russell) Doug Lawrence (BOS alternate)

ANBRYASANANAN
XN KNS

STAFF PRESENT: Brandon Stidham (Director of Planning), Jeremy Camp (Senior Planner /
Zoning Administrator), Kristina Maddox (Office Manager / Zoning Administrator), Chris Boies
(County Administrator), Lorien Lemmon (Conservation Planner / GIS Coordinator)

OTHERS PRESENT: None.

CALL TO ORDER: By Chair Ohrstrom at 9:00AM.

1. Approval of Agenda

The Commission had no additions to the agenda as presented by Staff.

Motion to elect George L. Ohrstrom, Il as Planning Commission Chair for 2024:
Ohrstrom (Chair) AYE King AYE (seconded)
Buckley (Vice-Chair) | AYE Lee AYE

Catlett AYE Malone AYE (moved)
Dunning AYE Reed AYE

Glover AYE Staelin AYE

Hunt AYE

2. Approval of Minutes
A. November 28, 2023

The Commission unanimously voted to approve the November 28, 2023 minutes presented by Staff.

Motion to approve the November 28, 2023 minutes as presented by Staff:

Ohrstrom (Chair) AYE King AYE (seconded)
Buckley (Vice-Chair) | AYE Lee AYE (moved)
Catlett AYE Malone AYE

Dunning AYE Reed AYE

Glover AYE Staelin AYE

Hunt AYE
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B. December 1, 2023 Business Meeting Minutes

Commissioner Lee asked that “a” be added before the word “mistake” on page 13.

The Commission unanimously voted to approve the December 1, 2023 minutes as corrected.

Motion to approve the December 1, 2023 meeting minutes as corrected:

Ohrstrom (Chair) AYE King AYE

Buckley (Vice-Chair) | AYE Lee AYE

Catlett AYE Malone AYE (seconded)
Dunning AYE Reed AYE

Glover AYE Staelin AYE (moved)
Hunt AYE

CONTINUED PUBLIC HEARING

3. SUP-22-01/SP-22-02, Horus Virginia I, LLC (applicant)/Bellringer Farm, LLC (owner)

Mr. Camp reviewed the application including a revised site plan, decommissioning plan, and a draft
economic benefits agreement. He said the applicant requested a deferral until February as there are a
number of items to be addressed and various agencies that have yet to respond. He added that two
important items that have yet to be addressed are how the applicant plans to mitigate potential erosion
on the site during the construction process and also blasting details.

Chair Ohrstrom read the public hearing rules and opened the public hearing.

Ty Lawson (legal representative on behalf of applicant) said they were working with the Staff and have
requested a deferral until February for various reasons. He noted they were recently advised that their
interconnection approval is anticipated by April which is encouraging. He said that the applicant is
awaiting the county attorney’s review of the decommissioning plan and that the economics benefits
agreement is in need of clarification with the Commissioner of Revenue’s office. He added that a lot of
the comments listed are outdated and have been addressed. He said a plan has been submitted to DEQ
and that he feels confident that it will be approved. Lastly, he said the remaining pending item is review
comments from the county’s consultant on the erosion and sediment plan that was submitted on June
27", He suggested that the applicant and Staff meet on a weekly basis to keep the application moving
until the February meeting.

Chair Ohrstrom asked about the June submittal to Hurt and Proffitt to which Mr. Camp responded that

they had received the revisions from the applicant before Christmas which are under review. He added
that the original submittal was in June.
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The Commission unanimously voted to accept the applicant’s request to defer SUP-22-01/SP-22-02,
Horus Virginia I, LLC (applicant)/Bellringer Farm, LLC (owner) to the February 2" Business
Meeting.

Motion to accept the applicant’s request to defer SUP-22-01/SP-22-02, Horus Virginia |, LLC
(applicant)/Bellringer Farm, LLC (owner) to the February 2" Business Meeting:

Ohrstrom (Chair) AYE King AYE

Buckley (Vice-Chair) | AYE (moved) Lee AYE

Catlett AYE Malone AYE (seconded)
Dunning AYE Reed AYE

Glover AYE Staelin AYE

Hunt AYE

PUBLIC HEARING — SITE DEVELOPMENT PLAN

4. SP-23-03, Double Tollgate Pump Station

Mr. Camp reviewed the staff report regarding the application for the Double Tollgate Pump Station site
plan.

Mr. Camp stated that Staff previously identified issues that needed to be resolved before approval consist
of a revised karst plan, building department review, and VDOT review. He noted that most of these
issues have been resolved. He said even though the newly proposed mitigation strategy is acceptable,
the county’s karst consultant recommended that the county monitor the project during the construction
process during excavation. He said Staff recommends conditions of approval of the site development
plan and certificate of appropriateness application in consideration of the changes. He said the first
condition is that Staff will confirm that all the VDOT technical detail design requirements are complied
with as outlined in their comments prior to approval of the site development plan. He noted the second
condition of approval is that a county representative or representatives, geologists, and geotechnical
engineer observe the excavation during construction and provide a report to the county on their findings
as well as any mitigation measures taken. He continued that these recommendations are consistent with
the three conditions of the Commission’s approval policy including: 1) when the issue has been
informally resolved and only requires final written submission by the applicant and confirmation by
Staff or applicable review agencies, 2) that the issue is reasonably expected to be resolved in the next
twenty-one days, and 3) that the issue is not one that warrants a continuation of a public hearing in the
Commission’s opinion.

Commissioner Staelin asked if the entire Double Tollgate area has access to the pump station and sewer
system. He recalled Waterloo being a high-pressure system that could not be connected in between
versus Millwood being low pressure. Mr. Stidham replied that the state property to the south could also
use it and connect to it as well. Mr. Camp noted there will be additional work needed for future rezonings
or site plans and that the applicant will need to identify additional easements to the pump station. He
said that they currently have one for the main force line provided on the opposite side of the highway.
Chair Ohrstrom noted the corner of the property and commented that any business would be able to
access it beyond the property line.

Chair Ohrstrom opened the continued public hearing.
3
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Wayne Massey of Wiley Wilson said they are working with Frederick Water on the development of the
pump station design plan. He said the force main will have a utility easement from US 522 to the pump
station that could be utilized for gravity flow if needed from nearby properties and that easements would
be required to get to the pump station gravity portion. Commissioner Staelin asked for clarification that
there would be multiple easements perhaps in the future. Mr. Massey replied the easement from US 522
to the pump station is a utility easement to be used for properties south, the REC property, or potentially
anything west of US 522 that may tie in. He said additional easements are required if they are looking
to serve areas further south of the adjacent property. Commissioner Staelin asked if the easement is wide
enough to allow Dinosaur Land to potentially use the gravity line at the pump station to which Mr.
Massey commented that it is wide enough at 20-30 feet wide and could be used in the opposite direction.

Mr. Boies said that the properties that will be served are those identified in the Comprehensive Plan and
in the service area which include the properties at the intersection as well as the old prison property. He
continued the county is going to send a letter to those property owners once the pump station location is
finalized regarding gravity lines to get gravity sewer to the pump station. He said REC will be a big
player in this effort but will also need to connect. He continued that the county is paying for the pump
station and force main but not the gravity line to get sewer to the pump station. He said he hopes all
property owners will work together to share the cost and with the required easements as they will want
to use the pump station which is the easiest and most effective.

Chair Ohrstrom asked if REC could require payment from the surrounding properties. Mr. Boies replied
that the property to the south of the REC property is owned by the Virginia National Guard and have
expressed interest to work with the county on any easements needed. He noted that it is to everyone’s
benefit to work together on this and that REC may not be allowed to connect to the system if they do
not wish to cooperate. Commissioner Staelin asked for clarification regarding the force main and that
one could not tie in. Mr. Boies replied yes. Commissioner Lee commented that they might need another
pump station to pump to this station depending on the location and topography. Mr. Boies replied that
Wiley Wilson looked at properties in the service area and chose this specific location as it is the lowest.

Chair Ohrstrom closed the public hearing as there were no further questions or comments from the
Commission or the public.

The Commission unanimously voted for conditional approval of the site development plan and
certificate of appropriateness SP-23-03, Double Tollgate Pump Station.

Motion for conditional approval of SP-23-03, Double Tollgate Pump Station

Ohrstrom (Chair) AYE King AYE

Buckley (Vice-Chair) | AYE (moved) Lee AYE

Catlett AYE Malone AYE (seconded)
Dunning AYE Reed AYE

Glover AYE Staelin AYE

Hunt AYE
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SCHEDULE PUBLIC HEARING

5. SUP-23-03/SP-23-04, Harry Z. Isaacs % Long Branch Farm

Vice-Chair Buckley did not participate as commissioner for this item as he represents the applicant and
has a conflict of interest.

Mr. Camp reviewed the staff report on the special use permit and site development plan for Long Branch
Farm. He said the applicant has requested a thirty-day deferral on the public hearing as comments from
VDOT and the building department have yet to be received. He also said the Virginia Department of
Health (VDH) commented that the onsite septic disposal system records are not present and that the
applicant’s system may not be adequate. He said VDH recommends the applicant hire an onsite soil
evaluator and submit technical information that can be reviewed for further determination.

There were no questions or comments from the Commission.

The Commission voted 10-0-1 approved to accept the 30-day deferral request of SUP-23-03/SP-23-04,
Harry Z. Isaacs % Long Branch Farm to the February 2" Business Meeting.

Motion to accept the applicant’s request to defer SUP-23-03, Harry Z. Isaacs % Long Branch
Farm to the February 2" Business Meeting:

Ohrstrom (Chair) AYE King AYE

Buckley (Vice-Chair) | ABSTAINED Lee AYE (moved)

Catlett AYE Malone AYE

Dunning AYE Reed AYE

Glover AYE (seconded) Staelin AYE

Hunt AYE

6. 2023 Transportation Plan
Mr. Stidham presented the revised 2023 Transportation Plan.

Chair Ohrstrom asked about funding for this project. Mr. Stidham replied that funding is a driving force
and one of the reasons VDOT required data to support the project as a priority. He said language was
added throughout the plan to focus on projects that are data supported and strong funding candidates.
He said he requests a VDOT recommendation each time these projects are reviewed.

Commissioner Glover asked if the crash data was combined or separate for the Route 7 and Route 601
intersection from the Appalachian Trail based on the crash data. Mr. Stidham replied that the crash data
is for the intersection itself and that language was added to consider combining the two projects but that
they are looking for VDOTs recommendation especially with the new scoring criteria. He said that
intersection in particular scored poorly during the last improvement project round. Commissioner
Glover asked about crash data for both sides of the mountain. Mr. Stidham said VDOT’s crash data is
updated on an annual basis so things could change depending on when they review it and that our plan
details that VDOT is responsible for providing the county with those recommendations and assisting the
county with funding.

5
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The Commission unanimously voted to schedule public hearing for the 2023 Transportation Plan for the
February 2, 2024 Business Meeting.

Motion to schedule public hearing for the 2023 Transportation Plan for the February 2, 2024
Business Meeting:

Ohrstrom (Chair) AYE King AYE

Buckley (Vice-Chair) | AYE (moved) Lee AYE (seconded)
Catlett AYE Malone AYE

Dunning AYE Reed AYE

Glover AYE Staelin AYE

Hunt AYE

MINOR SUBDIVISION APPLICATIONS

7. MS-23-09/MLSE-23-04, Adam R. Foster (applicant)/Rockwood Riverside, LLC (owner)

Mr. Camp provided a summary of the staff report recommending approval of the minor subdivision and
maximum lot size exception.

The Commission had no questions or comments.

The Commission unanimously voted to approve MS-23-09/MLSE-23-04, Adam R. Foster
(applicant)/Rockwood Riverside, LLC (owner).

Motion to approve MS-23-09/MLSE-23-04, Adam R. Foster (applicant)/Rockwood Riverside,
LLC (owner):

Ohrstrom (Chair) AYE King AYE

Buckley (Vice-Chair) | AYE (moved) Lee AYE

Catlett AYE Malone AYE

Dunning AYE Reed AYE

Glover AYE (seconded) Staelin AYE

Hunt AYE

8. MS-23-11, Nathan Markee (owner)

Mr. Camp provided a summary of the minor subdivision and noted that Staff recommends approval.
Commissioner Lee asked if the applicant is aware that they will have a residual with zero dwelling unit
rights (DURs) on the 100-acre parcel. Mr. Camp said there are two exemptions and a dwelling but no
remaining DURs.
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The Commission had no questions or comments and unanimously voted to approve MS-23-11, Nathan
Markee (owner).

Motion to approve MS-23-11, Nathan Markee (owner):
Ohrstrom (Chair) AYE King AYE (seconded)
Buckley (Vice-Chair) | AYE Lee AYE (moved)
Catlett AYE Malone AYE
Dunning AYE Reed AYE
Glover AYE Staelin AYE
Hunt AYE
9. Board and Committee Reports

Board of Supervisors (Catlett)

Commissioner Catlett noted that the Board has an upcoming organizational meeting and that they have
two public hearings scheduled for their next regular meeting. She said the first public hearing is
regarding the solar power plant use and regulations.

Regarding the second public hearing, Commissioner Catlett explained that years ago the Board
established a Fire and EMS Commission as an organizational entity for Fire and Rescue. She said the
members of the commission and members of the volunteer fire department have been working on the
best way to coordinate between the county and volunteers and proposed creating a new organization to
assist in those efforts.

Board of Septic & Well Appeals (Ohrstrom)

Chair Ohrstrom noted that a new variance application has been submitted and is scheduled for later in
January. Mr. Stidham noted that it is a variance to one of the requirements for an alternative septic
system.

Board of Zoning Appeals (Staelin)
Nothing to report.

Historic Preservation Commission (Glover)
Commissioner Glover said that there is a meeting scheduled for January where a potential grant will be
discussed.

Conservation Easement Authority (Ohrstrom)

Chair Ohrstrom noted that the commission will have an organizational meeting on January 12th and
believes their final easement record numbers will released at that time. He also mentioned that the
awards ceremony will be held in February where the Tupper Dorsey family will be awarded.

Broadband Implementation Committee (Stidham)
Nothing to report.
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11. Projected Upcoming Agenda Items, January - April

Mr. Stidham reviewed the upcoming agenda items through April. The Commission had no questions or

comments regarding the scheduled meetings.

ADJOURN

The Commission unanimously voted to adjourn the January 5" Work Session at 10:10AM.

Motion to adjourn the January 5, 2024 Planning Commission meeting at 10:10AM:

Ohrstrom (Chair) AYE King AYE

Buckley (Vice-Chair) | AYE Lee AYE (moved)
Catlett AYE Malone AYE (seconded)
Dunning AYE Reed AYE

Glover AYE Staelin AYE

Hunt AYE

George L. Ohrstrom, Il (Chair)

February 2, 2024 Planning Commission Business Meeting

Kristina Maddox (Clerk)
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SPECIAL USE PERMIT & SITE DEVELOPMENT PLAN (SUP-22-01 / SP-22-02)
February 2, 2024 PLANNING COMMISSION BUSINESS MEETING

Continued Public Hearing

STAFF REPORT- Department of Planning

The purpose of this staff report is to provide information to the Planning Commission to assist them in reviewing this land
use request. It may be useful to members of the general public interested in this request.

Case Summary

Applicant:
Horus Virginia | LLC (primary contact: Braden Houston, OPDE / managing director: Luis Polo Gomez)

Agents:
Integrity Federal Services (engineer: Ben Svedlow)

Thomas Moore Lawson of Counsel Williams Mullen (attorney: “Ty” Lawson)

Property Owner:
Bellringer Farm, LLC

Location:

The site is located on Tax Map #s 13-A-13 and 13-A-56, consisting of approximately 400 acres in the
AOC (Agricultural-Open Space-Conservation) Zoning District. EXisting access to these properties is
via Westwood Road (Rt. 636). The proposed Solar Power Plant would include access off of Bellringer
Lane (existing driveway) and an entrance off of Triple J Road (Route 632). Both of the subject
properties are within the Russell Election District.
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Request:
The Applicant has requested approval of a 50MW Solar Power Plant. Pursuant to Section 5.2C of the

Clarke County Zoning Ordinance, Solar Power Plants require approval of a special use permit
application. A site development plan application was submitted concurrently with the special use
permit application as required by Section 6.3.1B-3a of the Clarke County Zoning Ordinance.
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Illustrations & Site Photos:

EXISTING
SUBSTATION—,

_
TATO0A N r15e
1 iy 13A67
3A687 13A66 N
6511 13A12 13A68 P
13A10 13 A69 13A%47%,
A3 A 14 3
Y o 6491t
® Jias
6511t
13A62
64317t
13A16A
A 168
13A62A 13 A 61
Bey, 3 2
iy, 13A13
Yoy,
6521t h"%,,/
X,
13 A 16 ‘
13A13A
659 i
13A50
13A60
657 ft i
13A59A
!J(///
e,
£l 2o
13A56 2
650 ft
&
13A46 &
. 13A56
13 A46A 13A55 o
/ e 13A58
“Pga,
y
February 2, 2024 Planning Commission Business Meeting 19 of 200



IV WL
b °Dd 15T HD
NOSTMYHIN
MECH T M SINNS0
4

SEVEL WL
05 0d S ED
NOSHHTUNE
STTATIHLECE Y AT

g

-
)
|

.__

PELVELWL f
|
i

.__“.__. WINESMLA TN BEVEL L

JOMNITHL | SRl ED
AN VIS T £ 5d '8 B0
40ALNNOD 3HL NOLLYONNOE INWH
FUIN ALKNOD AT
\ M
WYEL L
264 9d 'WE Bl
TRITI0 ALNNCD
4N &
HVELTWL o=
26°5d 566 90 __ -
JUOMENIOS I DANET | s%
TUOMENID 9 Has0r E)
N | 51
| g

20 of 200

February 2, 2024 Planning Commission Business Meeting



(a) Plcture from eX|st|ng drlveway (BeIIrlnger Lane) about Where the solar panels would begln on the property, (b)
Picture of the soil in the soybean field in Spring, (c) View looking outward from the property to Triple J Road, (d)
Picture of westernmost house existing on the property, (e) Picture of large powerlines that traverse the property.
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General Site Conditions:

There are 4 dwellings located on the property based on Clarke County real estate, and confirmed by
the Applicant. Two of these are pre-1980 dwellings (exemptions). Two of these dwellings are located
in the front of the property near Westwood Road, along with several other agricultural buildings. The
other two are located in the center of the property. All of these existing dwellings use Bellringer Lane
for access. The proposed solar panels are excluded from these residential areas.

The property currently is not located within the Agricultural and Forestal District and is not located
within a conservation easement. It is part of the land use program as it is in active farming use. This
includes planted crops and pasture. As commented by the Commissioner of Revenue, rollback taxes
would be required if the use is changed to a solar power plant.

The site mixes between gently rolling hills and flat terrain. No floodplains exist on the property. No
springs are identified on the property. Several sinkholes are located on the property and identified on
the site development plan/karst plan, which was previously reviewed by the County’s Karst
Consultant. No streams are on the property other than a small portion of an intermittent stream located
close to Triple J Road outside of where the solar panels are proposed.

The soils on the property generally include patches of soils identified as prime farmland mixed-in with
soils that are not prime farmland. A visual inspection of the property soils suggests they are heavily
clayed soils for the most part. Below is a map that identifies the prime (green) and non-prime (tan)
farmland soils types located on the property. The Clarke County LESA (Land Evaluation and Site
Assessment) score was calculated to be 80.1. Just based on the soil types the land evaluation score
calculated to be 76.53.

s
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Application Documents:

The applicant submitted a complete application form, applicable review fees. The additional items
listed below have also been submitted for review.

e Special Use Permit Application Narrative. A document of 428 pages submitted with the
application. It consists of an executive summary, property information, solar facility use
regulations, special use permit review factors, supplemental information, and the following
appendix documents:

Karst Plan

Phase 1 Environmental Study

Wetland Study

Rare Threatened Endangered Species Letter
Cultural Resource Survey

Site Renderings

O O O O O O

e Site Development Plan. A large sized document of 51 pages with details on the proposed site
improvements, erosion and sediment control measures, and stormwater management plan.

e Decommissioning Plan. This document was submitted by the Applicant as required by
Virginia Code §15.2-2241.2

e Emergency Action Plan. This is a document submitted by the Applicant based on Staff
comments that a plan is needed to ensure that procedures are in place to assess and repair solar
panels if they become damaged by natural or other causes.

e Economic Benefits Agreement. This is a draft agreement with Clarke County clarifying the
applicant’s financial obligations for the project. The terms of this agreement are in the drafting
stage and shall be finalized by the Board of Supervisors.

e Response letters. Numerous review comments and response letters from the applicant have
been provided during the review process of this special use permit and site development plan
application.

The above documents were provided with previous Staff reports for this project. Attached with this

staff report are the most recent updates associated with these documents. Older documents are
available upon request.
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Proposed Improvements:

Page 11/51 of the Site Development Plan provides an overall view of the proposed site improvements
associated with this application. A small illustration of this is shown above on page 3 of this report.
The Applicant intends to use the same type of solar panels that they are utilizing on a solar farm that
is under construction in Jefferson County, WV, just outside of the City of Charles Town, WV. Below
are a couple pictures taken from this site during a visit of it by the Plans Review Committee. At the
time of this site visit this project was in the early stages of development but already had some panels
installed.

The site development plan also depicts several smaller stormwater basins, fencing around the facility,
an electrical yard (recently relocated), landscaping, internal access drives, improvements to the
entrance at Westwood Road (Route 636), and a new entrance off of Triple Road (Route 632). The
entrance improvements are depicted in detail on pages 49 & 50 of the site development plan. A
snapshot of these entrances are shown below and on the top of the following page.
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Current Review Status:

The special use permit and site development plan applications have been reviewed by multiple review
agencies at this time. The list below provides a list of the review agencies that have reviewed the
application and that status of their comments. In brief overview, the applicant has been working with
DEQ for over a year to address the stormwater management requirements. This process is nearly
complete as indicated by DEQ. The County’s engineering consulting firm, Hurt & Proffitt, recently
reviewed revised site development plan from the applicant and has issued a letter that is effectively a
recommendation of conditional approval, subject to some minor technical issues being addressed.
Their role is primarily to review the erosion & sediment control plan. The applicant recently revised
the site development plan to address the minor comments from Hurt & Proffitt, as documented in their
letter dated January 19, 2024. VDOT has no objections with the proposed entrances. In a letter dated
January 22, 2023, edited January 23, 2023, the applicant provided responses to Planning Staff’s review
comments that were previously discussed with the Planning Commission. Updates to these comments
are discussed in greater detail later in this report.

e Planning Department.
[See the section below with the header Staff Review Comments for the most recent review

comments associated with this special use permit and site development plan. Previous review
comments and documentation has been provided in prior reports and is available upon request]

e Hurt & Proffitt. (engineering consultant — erosion and sediment plan review)
Hurt & Proffitt has recommended approval of the erosion and sediment control plan. In their
letter they requested some minor edits which the applicant addressed the following day. [see
attached letter dated January 18, 2024 and response letter dated January 19, 2024]

e Commissioner of Revenue.
The Commissioner of Revenue reviewed the application and commented that rollback taxes

will become due and the property will not qualify for the land use program if developed for a
Solar Power Plant. [review letter dated August 8, 2022]
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o Sherriff’s Office.
The Chief Deputy of the Sheriff’s Office review the application and provided the following
three comments. [review letter dated August 8, 2022]

1. If approved, require a Knox box for emergency services to enter the property if needed.

2. This may be more of a VDOT issue. | would suggest that the construction entrance for
this project be located off of Westwood Road, not Triple J Road. The area of the
property that connects with Triple J Road is residential and a heavily traveled
commuter road. Also concerned about sight distance on Triple J Road. Westwood
Road is less traveled and the entrance to Bellringer Lane is a short distance from
Business 7. In that travel distance, only one house is affected. May also want to
consider a time restriction on deliveries on school days so as not to delay school buses
and parents picking up / dropping off kids. The afternoon pickup is far busier than the
morning drop-off.

3. | would try to avoid having any construction vehicles access the portion of the property
on Ramsburg Lane. This is a private lane, owned by the County and Rappahannock
Electric. | am not sure if the pavement just placed down for the animal shelter is thick
enough to handle heavy equipment.

e Virginia Department of Health (VDH).
VDH reviewed the application and had no issues with it since it does not proposed any use that
requires water or sewer facilities, nor does it change existing on-site water and sewer facilities
of the existing homes. They did request that the plan identify the existing drainfields which
the applicant added in a later revision. [review letter dated August 8, 2022]

e Virginia Department of Transportation (VDOT ).
VDOT has provided several review comments since the original application was submitted.
The most recent communication they provided was that the changes of the plan meet their
requirements. [review letter dated August 2, 2023]

e Economic Development.
No comments

e Emergency Services.
No comments

e Building Department.
No comments

e Rappahannock Electric Coop.
No comments

¢ Virginia Department of Environmental Quality (DEQ).
DEQ recently completed a re-review of the stormwater plan for changes proposed by the
Applicant. Their review comments for this are documented in the attached letter dated January
16, 2024. An email was also sent on January 24, 2024 (also attached) which clarifies that their
comments are minor and technical only and should have no impact on the overall design.
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Solar Power Plant Requlations:

Section 5.2C of the Clarke County Zoning Ordinance includes the regulations for Solar Power Plants.
They are allowed in the AOC District with approval of a special use permit. The regulations include
a number of specific design requirements and special review factors, as shown below.

1. Location. If such plant is not part of a “behind-the-meter” solar program, then such plant
shall be adjacent to and all facilities located within one mile of the electrical substation
located at 234 Double Tollgate Road (Tax Map #27A-4-D) or the electrical substation
located at 362 Ramsburg Lane (13-A-62A). For the purposes of this regulation, “behind-
the-meter” solar includes onsite consumption of electricity generated by solar panels and the
incidental resale of excess electricity through a net metering program.

2. Minimum Lot Size. No such plant shall be erected on any lot less than twenty acres in
sizZe.

3. Setbacks. All above ground facilities associated with such plant (excluding perimeter
security fencing) shall be considered a structure for the purposes of determining required
setbacks.

4+ Safety/Access. A secunty fence (height and maternal to be established through the special
use permit process) shall be placed around the perimeter of the solar power plant and
electrical equipment shall be locked. Knox boxes and keys shall be provided at locked
entrances for emergency personnel access. Warning signage shall be placed on electrical
equipment and plant entrances.

5. Noise. No such plant shall exceed sixty-five dBA as measured at the property line or fifty
dBA as measured at the nearest neighboring inhabitable building.

6. Landscaping. Such a power plant shall be considered a commercial use for the purposes
of determining landscaping requirements.

7. Local, State, and Federal Permits. Such a plant shall be required to obtain all necessary
permits from the U.S. Government, Commonwealth of Virginia, and Clarke County, and
comply with standards of the major code and safety organizations that apply to

8. Electrical Interconnections. All electrical interconnection or distribution lines shall
comply with all applicable codes and standard commercial large-scale utility
requirements. Use of above ground transmission lines shall be minimized.

9. Additional Special Use Factors. The following additional factors shall be addressed in the
Special Use Permit application for such plant:

a. Project description and rationale. Identify the type, size, rated power output,
performance, safety and noise characteristics of the system, including the name
and address of the manufacturer, model. Identify time frame, project life,
development phases, likely markets for the generated energy, and possible future
expansions.

February 2, 2024 Planning Commission Business Meeting 27 of 200



b. Economic analysis. Provide economic cost/benefit analysis describing generated
property taxes, sales taxes, other taxes, construction dollars spent locally,
estimated construction jobs and construction payroll, estimated permanent jobs
and continuing payroll, and costs associated with impact on roads and other
county infrastructure in the area.

C. Visual impacts, appearance and scenic view sheds. Provide visual simulations
providing vantage points considering a three hundred sixty degree view of the
project site.

d. Wildlife habitat areas and migration patterns. Address potential impact on wildlife
especially endangered or threatened species, on the site and in a biologically
significant area surrounding the site.

€. Environmental analysis. Identify impact analysis on historic, cultural and
archaeological resources, soil erosion, flora in the project area, water quality and
water supply in the area, dust from project activities, and cumulative impacts of
other adjacent power plant projects.

f. Waste. Identify solid waste or hazardous waste generated by the project and
methods of disposal.

g. Lighting. Provide lighting plan showing impacts on adjacent properties.

h. Transportation plan. Provide access plan during construction and operation
phases. Show proposed project service road ingress and egress access onto
primary and secondary routes, layout of the plant service road system and degree
of upgrade plan to new and existing roads, anticipated volume and route for
traffic, including oversized and heavy equipment needed for construction,
maintenance and repairs, methodology of repairs and maintenance of roads and
bridges used for the project, and related public pedestrian and vehicular access
and associated fencing.

L. Public safety. Identify emergency and normal shutdown procedures. Identify
potential hazards to adjacent properties, public roadways, communities, aviation,
etc., that may be created and address response to such hazards.

] Noise hmitations. Identify noise levels at the property line of the project
boundary.
k. Telecommunications interference. Identify electromagnetic fields and

communications interference generated by the project.

l. Life of the project and final reclamation. Describe the decommissioning and final
land reclamation plan after anticipated useful life or abandonment or termination
of the project, including evidence of an agreement with the property owner that
ensures proper final removal of power generating equipment.
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Special Use Permit Review Criteria:

Section 6.3.1C-2 of the Clarke County Zoning Ordinance specifies review criteria for the Planning
Commission and Board of Supervisors to consider when reviewing special use permit applications.
These review criteria are listed below with comments from Staff.

a. Consistency with the Clarke County Comprehensive Plan and any applicable implementing
component plans.

In 2010 the Board of Supervisors adopted regulations to allow “Solar Power Plants” as a special use
in the AOC District. These regulations were retained in later updates to the Zoning Ordinance,
including the comprehensive re-write of the Zoning Ordinance that was adopted in 2021.

The following goals of the Comprehensive Plan were referenced in support of the original text
amendment, as adopted in 2010. These goals were retained in the 2022 update of the Comprehensive
Plan, although the wording of Goal 4 included a minor wording change, modifying “...to the greatest
extent possible” to “whenever possible” when describing the utilization of renewable energy.

e Goal 3 - “Encourage and maintain a diverse and viable local economy compatible with the
County’s size and character.” (page II-1)

e Goal 4 — “Exercise stewardship over resources so as to reduce the consumption of
nonrenewable resources, utilizing renewable energy whenever possible; and foster within the
private sector of the County a culture of resource conservation.” (page 11-1)

The Board’s original resolution also stated that “with appropriate zoning regulation, Large
Photovoltaic Solar Power Plants can be allowed in a manner that protects the agricultural character
of the County and that protects the health, safety, and welfare of the general citizenry of the County
as well as the residents adjacent to the site of such a power plant.”

e Obijective 7 — Resource Conservation and Sustainability
Encourage sustainable development by promoting renewable energy and resources, energy
conservation, and preservation of natural resources within the context of the County’s land use
philosophy. Ensure that the needs of the present generation are met without compromising the
ability of future generations to meet their own needs. (page 11-13)

Policy 2 - Encourage the use of active and passive renewable energy systems. Develop policies
that address potential impact of such systems on scenic viewsheds, agricultural and natural
resources, and historic resources (e.g., windmills and solar panels). (page 11-13)

The County’s Agricultural Land Plan is also relevant in context with the subject application.
Additional information has been requested from the Applicant to evaluate how the proposed Solar
Power Plant will impact the soils on the property. The information requested includes more details
on the type and maintenance of the proposed solar panels to provide assurance that they will not
present a risk of heavy metal contamination into the soils or groundwater. More information on the
construction process is also forthcoming to evaluate potential risks of erosion.

A condition is recommended by Staff to ensure that the type of panels used are crystalline types that
have minimal environmental risk. This is consistent with the type of panels proposed for the other
solar power plant project in Clarke County.
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A condition is recommended by Staff after discussion with the applicant that will include additional
procedures that the applicant will follow during the construction process to reduce the risk of erosion
and runoff. This includes preservation of additional wooded areas, phasing of the project in two
phases, and construction of the stormwater management facilities up-front.

Other conditions to help ensure the environment is protected include karst monitoring, stormwater
management facility monitoring, general maintenance obligations, and a pre-construction meeting
with Planning Dept. Staff.

b. Will not have an undue adverse impact on the short-term and long-term fiscal resources of
the County for education, water, sewage, fire, police, rescue, solid waste disposal or other
services, and will be compatible with the capital improvement goals and objectives of the
Comprehensive Plan, to the end that growth of the community will be consonant with the
efficient and economic use of public funds.

The proposed facility will not require public water or public sewer and will have no onsite private
water or sewer facilities. There will be no impact to the school system and minimal if any impact on
solid waste disposal after construction is complete. As such, there will be no impact to the County’s
capital improvement goals and objectives.

Similar to the other Solar Power Plant in Clarke County a condition is recommended to ensure that
the applicant is committed to providing an emergency planning manual to be developed in
coordination with County fire and emergency services staff along with incident training.

c. Will not cause an undue adverse impact that would reduce the conservation value of
adjacent or nearby agricultural or forestal land or would impede the operations of an active
agricultural or forestal operation.

Staff does not identify an issue associated with this request that would impact conservation values of
adjacent or nearby agricultural or forestall land.

d. Compliance with Virginia Department of Transportation (VDOT) regulations and
recommendations of VDOT deemed necessary for safe and efficient movement of traffic.

VDOT reviewed this application and reported no issues or additional requirements.

e. No destruction of or encroachment upon historic or archeological sites, particularly
properties under historic easement.

A Phase 1 ESA and Cultural Resource Reconnaissance Survey were submitted with the application.
It concludes that there is no evidence of recognized environmental conditions in connection with the
property.

The Applicant states in their narrative that the project will not encroach on any historic or
archaeological sites. A Cultural Resource Assessment of the property was provided by the Applicant.
It identifies that the eastern portion of the property towards Westwood Road is within the study area
of the Battle of Berryville area, a potential candidate for a historic district. The report does assess
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the potential of finding archeological findings if a physical search was conducted and includes a map
of the property showing areas of interest. It concludes that the majority of the site has a low chance
to discover archeological findings. It does identify small areas where the chance is higher. This
includes areas immediately around old farmsteads and a low landform area on the far western end of
the property.

Per review comments received from the County’s Historical Consultant, a special use permit condition
is recommended that a metal detector survey be completed by the applicant prior to starting
construction or land disturbance. This would be only within the eastern portion of the property that
is identified within the Battle of Berryville area. The Applicant has indicated to Staff that they have
no objections to completing this.

f.  Will not cause an undue adverse impact on the following important resources located on the
subject property or surrounding properties:

e Surface or groundwater resources including but not limited to mitigation of pollution of
such resources.

e Natural areas such as unique geological features, rare plant habitats, or wildlife nesting
areas.

e Areas designated for conservation, recreation, or natural preservation including but not
limited to properties under permanent conservation easement, State-designated scenic
byways, scenic rivers, Blandy Experimental Farm, and the Appalachian National Scenic
Trail corridor.

The Applicant’s Karst plan has been reviewed and approved by the County’s consultant and
demonstrates no hazards to adjacent groundwater supplies. Ongoing monitoring of the site is
recommended by Staff and will be factored into the recommended SUP conditions.

g.  Will not cause undue noise, light or glare, dust, odor, fumes, or vibration.

The applicant notes in their narrative that the project would result in a reduction of noise, dust, odor,
fumes and vibrations and that lighting will be minimal and shielded. A condition that limits the time
of construction activities is recommended by Staff to reduce impacts such as noise during the
construction process. Blasting has been strongly discouraged by Staff. The applicant indicates that
blasting may be needed for the stormwater basin near Triple J Road, identified as SWM basin #1.
Staff has recommended a condition that blasting shall be restricted on the property except for this
area and that a blasting permit shall be obtained for that area.

Based on a conversation with the applicant’s agent on Sept. 27" it was explained that a major part of

the reason for relocating the electrical yard is to avoid areas with more rock outcroppings that may
require blasting.

h. Availability of sufficient water for foreseeable needs.

Regular usage of water is not proposed or required for the facility.

i.  No unreasonable depletion of or other undue adverse effect on the water source(s) serving
existing development(s) in adjacent areas.
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Regular usage of water is not proposed or required for the facility.

J.  Effective screening and buffering is provided, or the proposed development will be situated
away from adjacent properties, in a manner to avoid causing detrimental visual impacts.

Screening is proposed by the Applicant and provided around the perimeter of the property. It consists
of the preservation of existing trees and planting of new trees where existing trees are inadequate.
The previous comments provided have not been addressed by the Applicant concerning recommended
improvements to the landscaping plan. Conditions regarding landscaping have been recommended.
In addition to the normal requirements this includes that additional areas of trees outside of the solar
power plant facility areas be protected.

Planning Department Review Comments:

Unresolved review comments from Planning Department Staff were previously documented in the
review letter dated July 12, 2023, as well as an email dated January 23, 2023, and after the site visit in
West Virginia, in an email dated August 16, 2023. These were identified in previous staff reports.
The comments listed below include the preliminary review comments from the previous staff report
and has been updated to reflect updates since that time. At this time the only unresolved review
comments appear to be that DEQ has not yet approved the stormwater plan and the Economic Benefits
Agreement has not been finalized. The applicant’s recent response letters are attached to this staff
report for information purposes.

1) Erosion from Construction Process. Information to demonstrate that the site construction in
Clarke County will not be similar to the vast acreage of bare soil excavated at the site in West
Virginia. This was expressed as a concern after the site visit to West Virginia, of which a
couple pictures are provided above. The concern is in regards to erosion; not only
management, but concern that the bare earth will remove existing topsoil that would reduce
the viability of using it for farming in the future after the site is decommissioned.

Update: Condition #17 was added which includes additional requirements to help ensure that
erosion during the construction process is better managed.

2) Blasting. The applicant has indicating that they are in the process of evaluating if blasting will
be proposed. Staff has recomended that this be avoided and potentially restricted in the SUP
conditions. Blasting could potentially impact adjacent properties and structures.

Update: Condition #7 is recommended to restrict blasting on the property except for the area
the Applicant indicates where blasting can not be avoided. This is the stormwater management
basin located near Triple J Road, identified as SWM basin #1 on the site development plan.

3) Noise. Noise created during the construction process is a significant concern that will need to
be evaluated further during the review process with the applicant. Limitations can be added to
the special use permit conditions to mitigate these potential impacts.

Update: Condition #9 is added that will restrict construction activities so they are limited to

7TAM — 7PM. 1t also restricts construction activities during federal holidays and on Sundays
to further lessen noise impacts that may be associated with the construction process.
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4)

5)

6)

7)

Decommissioning Plan. A large number of comments/concerns are noted in Staff’s July 121"
review letter regarding the decommissioning plan. It is expected that these issues need to be
resolved before approval is granted.

Update: Condition #5 includes reference to the required decommissioning plan as reviewed
by Staff and the County Attorney. Similar to the other solar power plant project in Clarke
County a development surety is required to be held by Clarke County to ensure that funds will
be available to decommission the site if it is abandoned by the applicant or future permit holder.
The language of the decommissioning plan is nearly identical to that used with the Hecate
Solar Project with only minor differences, such as the security amount is higher proportional
to the larger scale of this project and the criteria for determining what constitutes abandonment
of the project by the applicant has been slightly modified to reflect certain things that may arise
that are outside of control by the applicant. These were determined to be very minor changes
by the County Attorney.

Landscaping Plan. The landscaping plan in the northeastern portion of the property needs
improvement after a stormwater basin was added to meet DEQ requirements. Staff has concern
that the area of trees to be removed is not realistic given the grading shown. There also appears
to be more opportunity to add trees to buffer this area after the construction is completed of
the stormwater basin.

Update: Condition #13 includes a recommended condition regarding landscaping, including
the code required maintenance bond requirements. The applicant appears to have adequately
address previous review comments regarding the landscaping plan.

Emergency Action Plan. Staff commented that the applicant should provide a plan that
ensures procedures will be taken to repair damaged panels if an event occurs that causes
damage to them, such as but not limited to a hurricane. Research suggests that if panels are
damaged and not repaired they may present a risk of heavy metals leaching in to the ground
and groundwater. The applicant submitted an emergency action plan but it does not address
the stated concern. Instead, it is related to employee safety practices.

Update: Condition #4 is recommended that is the same general maintenance obligational
requirements placed on the Hecate solar project except that the emergency action plan was
added to it which includes details that obligate the applicant to be responsible for assessing and
repairing damage that may occur during emergency situations (earthquake, tornado, etc.). The
applicant’s submitted emergency action plan is included as an exhibit to the recommended
conditions along with the economic benefits agreement (draft) and decommissioning plan.

Siting Agreement or Economic Benefits Agreement. Virginia Code § 15.2-2316.7 requires
that applicants of solar projects negotiate a siting agreement with the locality. This agreement
may include terms that mitigate impacts of the solar project, provide financial compensation
to the host locality to address capital needs, or offer assistance in the development of
broadband. The Clarke County solar power regulations also require that the applicant submit
an economic analysis that includes the evaluation of tax revenue, among other factors as
described under Section 5.2C of the Clarke County Zoning Ordinance.

Update: Recommended condition #14 includes reference to the payment agreement offered
by the Applicant to the County. The applicant is currently looking at making revisions to this
document as requested by County Staff to clarify/require that machinery and tools tax is
required in addition to the fee amounts specified.
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8)

9)

10)

11)

12)

13)

Erosion and Sediment Control Plan. Hurt & Proffitt is currently reviewing the revised
erosion and sediment control plan that they previously recommended approval of. The re-
review was necessary due to the entrance off of Triple J Road that was recently added.

Update: The County’s erosion and sediment control consultant recently reviewed and issued
a recommendation of approval of the erosion and sediment control plan. Their letter notes a
few minor issues which the applicant addressed on January 19, 2024.

Lot merger. Tax Map 13-A-56 is required to be merged or adjusted out of the solar power
plant due to its size of less than 20 acres. This is a requirement of Section 5.2C of the Clarke
County Zoning Ordinance that prohibits lots of less than 20 acres of being part of a solar power
plant. The applicant has been notified of this on multiple occasions and review letters.

Update: Condition #18 specifies that a boundary line adjustment or lot merger is required to
exclude tax map #13-A-56 from the solar power plant project. This would be required prior to
the beginning of construction or land disturbance. This recommended condition is to ensure
that the minimum lot size regulations of the Clarke County Zoning Ordinance as they relate to
solar power plants are complied with.

Electrical Yard. Information has been requested to demonstrate that the proposed electrical
yard will not be used as a substation. A substation requires a separate special use permit that
has not been applied for.

Update: The applicant has clarified in their responses that the electrical yard shall not be used
as a substation.

Details of the Panels — Heavy Metals. Technical details of the panels have been requested
along with information that supports that they present a minimal risk of heavy metal
contamination. Research indicates that certain types of solar panel should be avoided to
prevent heavy metal leaching into the soil. The site development plan should clearly indicate
that the proposed panels are the safest type available and provide the specifications.

Update: The applicant has submitted general details of the type of solar panels they are
proposing to use which is incorporated into the recommended condition #19. These are the
same type used by Hecate. While the exact manufacturer details have not been selected yet
the applicant would be obligated to use either monocrystalline or polycrystalline types of solar
panels. Other types of panels, such as “Thin Film” panels that utilize potentially more harmful
metals and have been noted to catch fire are prohibited. Condition #20 was added partly to
verify the type of panels during a required pre-construction meeting with the contractor.

Sinkhole buffer - Certification. Engineering certification is required where the smaller buffer
area of 25 feet is proposed from sinkholes (versus 100 feet).

Update: The applicant has added acceptable engineering language to the site development plan
that is required by County regulations regarding the reduced buffer distance of 25 feet in certain
locations.

Errors. Some editorial errors and incorrect or missing information has been commented on.
These are minor in scope but should be corrected on the future revised site development plan.
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14)

Update: Previously identified errors have been corrected by the Applicant in the recent
submittal.

Triple J Road Access. Staff supports the Sheriff Office’s comments regarding the
appropriateness to limit access off of Triple J Road. Initially no access was proposed off of
Triple J. Road. However, the applicant has recently revised the plans to include an entrance
there. The stated purpose of this entrance is to allow larger trucks to enter the site to stock the
staging area during construction activities. Improvements are also proposed at the entrance of
Westwood Road that will accommodate large trucks entering the site from that location.

Update: The applicant has proposed the entrance off of Triple J Road despite the general
recommendation that it be excluded if possible by the Sheriff’s Office. The site development
plan was revised to include a gate at the entrance as previously discussed with Planning
Commissioners. Condition #22 is recommended to reference the addition of the gate and
specify that it is required to be gated during the operation of the solar power plant. The
applicant indicated that they will likely have it gated during construction also for added
security reasons.

Recommended Special Use Permit Conditions:

Below is a draft of the special use permit conditions that are recommended by Staff.

SPECIAL USE PERMIT (SUP-22-01)
An application submitted by:
Horus Virginia | LLC

Special Use Permit purpose; nontransferable. This Special Use Permit is issued for the
operation of a “solar power plant” solely for the Applicant, Horus Virginia | LLC, on the
subject property, as presently identified by tax map #s 13-A-13 and 13-A-56. The Special Use
Permit shall not be transferable to any other person or entity without prior approval of the
Board of Supervisors as an amendment to the approved Special Use Permit conditions, such
approval not to be unreasonably withheld. Development pursuant to this Special Use Permit
shall comply with the approved site development plan (SP-22-02) titled “Beckett SOMW Solar
Project.”  Substantial deviations to the approved site development plan shall require
submission of a special use permit amendment (SUP-A) and site development plan amendment
(SPA) as required under Sections 6.3.2 and 6.2.3 of the Clarke County Zoning Ordinance,
respectively.

Applicant and Property Owner (“Owner”) to sign list of adopted permit conditions;
provision of revised site development plan. The Applicant and the Owner, or authorized
representative, shall sign the list of adopted conditions to indicate receipt of the conditions and
the intention to comply fully with the conditions for the life of the special use permit. A signed
copy of the conditions shall be provided to Planning Department Staft (“Staff”) within thirty
(30) days of the Applicant’s and Owner’s receipt of the adopted conditions. Copies of the final
site development plan shall be provided to Staff for final signature within thirty (30) days of
the date of the Board of Supervisors’ approval of this Special Use Permit.

Access for inspections required. Staff and other County officials shall have access to the
property with 24 hour notice to the Applicant in order to conduct periodic compliance
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inspections of the facility and the subject property throughout the life of the permit.

4. Ongoing maintenance of site features. The following site features as depicted on the
approved site development plan (SP-22-02) shall be properly maintained throughout the life of
the permit:

e Vegetated property buffer including existing trees and shrubs and supplemental plantings
as depicted on the approved landscaping plan per Zoning Ordinance requirements.
Fences and gates.

Outdoor lighting fixtures to ensure compliance with Zoning Ordinance requirements.
Warning signage.

Knox box for fire, emergency services, and law enforcement access.

Stormwater management facilities to ensure adequate drainage.

Solar panels and/or other ancillary facilities of the solar power plant. In addition to regular
ongoing maintenance, when such solar panels and/or other ancillary facilities are damaged
as the result of a fire, extreme weather, geological event or other emergency condition the
Applicant shall comply with the Emergency Action Plan (Exhibit A).

5. Decommissioning of facility. The Applicant shall be responsible to decommission the Solar
Power Plant at the end of its lifespan, or when the solar power plant is not generating electricity
for a period of twelve (12) consecutive months, unless the cause of the failure to generate
electricity is (i) a repair, restoration or improvement to an integral part of the solar power plant
that affects the generation of electricity and that repair, restoration or improvement is being
diligently pursued by the Owner; (ii) temporary inability of the electrical transmission system
to accept electrical power generated by the Facility; or (iii) an event of Force Majeure (each, a
"Triggering Event"), as further detailed in the decommissioning plan. The decommissioning
shall include the removal and proper disposal of all solar energy equipment, facilities, or
devices from the property for the reasonable restoration of the property upon which the
equipment, facilities, or devices were located. In this regard, the Applicant agrees to follow
and comply with the attached Decommissioning Plan, herein referred to as Exhibit B.

Prior to, and contingent upon, the issuance of a building permit by the County, the Applicant
shall provide financial assurance to the County in an amount sufficient for the County to
perform decommissioning in the event that the Applicant fails to do so. Such financial
assurance shall be held by the County for the life of the project and through the
decommissioning process. The financial assurance shall be in a form acceptable to the County
and in accordance with Va. Code §15.2-2241.2. The financial assurance shall be provided in a
dollar amount equal to the estimated cost to decommission the site on the property, plus an
additional 25% for administrative costs that may be associated with the decommissioning of
the Solar Power Plant on the property. Every five (5) years this estimate shall be reevaluated
by the Applicant and County to determine if any adjustments are needed to account for inflation
or other factors that impact the estimated cost to decommission the site on the property. If
adjustments are found to be needed, the Applicant shall adjust the financial assurance to match
the new estimate. Projected salvage value shall not be applied as a credit against the estimated
cost to decommission the site for the purpose of determining the amount of financial assurance
required.

6. Removal of debris. All trash and debris left over from the construction process, or other
activities, shall be removed from the property and disposed of at an approved waste

February 2, 2024 Planning Commission Business Meeting 36 of 200



10.

management facility prior to issuance of a certificate of occupancy. No trash, debris, or
construction materials shall be buried or burned on site.

Blasting. Blasting shall be prohibited except for the construction of the stormwater
management basin identified as SWM Basin #1 on the site development plan. Prior to blasting
the Applicant shall be responsible for obtaining a blasting permit pursuant to the requirements
of Chapter 86 of the Clarke County Code.

Fire & EMS. The Applicant shall work proactively with the Chief of Fire & Emergency
Services to develop and implement an agreed-upon set of procedures, protocols and training
for managing the response to fire or other emergencies that may occur at the solar power
plant. This shall include the development of a Fire & Emergency Services Manual for Clarke
County that shall be completed by the Applicant and accepted by the Director of Fire &
Emergency Services or Staff prior to the operation of the solar power plant for the production
of electricity and prior to the issuance of a certificate of occupancy. Ata minimum, the manual
shall address the following factors:

e Identification of the roles that each responsible party shall have during the event of a
fire or other emergency at the site, including clear statements about how decisions
will be made during emergency responses.

e ldentification of key points of contact during emergency situations and protocols for
communication with them during such emergency events.

e Conditions to allow for the special training of fire and emergency services personnel
including a tour of the site to provide awareness of the site and equipment that is
present as well as points of ingress/egress.

e Designated shutoff procedures and locations for equipment shutoff.

e Maps outlining the location of key equipment, such as, but not limited to the
following:

Location of lock box

Inverters

Transformers

System/electrical cut-off switches
Points of ingress/egress at the facility
Cleared access around the site

O O OO0 oo

Noise. The use of the property for a solar power plant shall comply with Chapter 120 of the
Clarke County Code related to noise. In addition, the following conditions shall apply:

o Construction noise. All construction activities shall be limited to 7:00AM to 7:00PM
in order to limit noise impacts on adjacent and nearby properties. Furthermore,
construction activities shall be ceased on Sundays and during days that are recognized
as holidays by the federal government.

o Facility equipment. Prior to issuance of a building permit, the Applicant shall provide
technical documentation for all facility equipment that may generate noise to verify
that the manufacturer’s noise specifications do not exceed Zoning Ordinance
requirements.

Entrance requirements. The following conditions shall apply to the property entrances.

o VDOT compliance. The Applicant shall comply with all VDOT requirements for use
of the property entrances throughout the operation of the solar power plant.

February 2, 2024 Planning Commission Business Meeting 37 of 200



Potential damage to adjoining properties. In the event that there is damage to
adjoining properties as a result of ingress/egress of construction vehicles, the Applicant
shall remedy all damage in full prior to issuance of a certificate of occupancy.

Triple J road entrance. The entrance off of Triple J Road shall be gated prior to
operation of the solar power plant.

Additional parking and storage setback from public roads. The parking of
vehicles, equipment or storage shall be prohibited within 1000 feet of Westwood Road,
or 500 feet from Triple J. Road, except as necessary to construct, repair or maintain the
improvements within or adjacent to these areas.

11.  State and Federal permits. The Applicant shall provide copies of all applicable State and
Federal permits to Staff prior to issuance of a building permit.

12. Karst monitoring. Ongoing inspections for Karst activity shall be conducted by the
Applicant according to the following schedule and requirements:

Initial Inspection Period. Site inspections shall be performed annually by the
Applicant’s engineer beginning one year from the completion of the solar power plant.
This Initial Inspection Period shall continue until five years from the date of completion
of the solar power plant.

Ten-Year Inspection Period. If no solution activity is identified during the Initial
Inspection Period, then inspections shall be conducted once every two years for the
next ten years.

Ongoing Inspection Period. If no solution activity is identified during the Ten-Year
inspection Period, then inspections shall be conducted once every five years for the
remaining life of the project.

Inspection dates shall coincide with the date of issuance of a certificate of occupancy
allowing the facility or Phases of the facility to begin producing electric power.
Written reports for each inspection shall be provided to the County Planning
Department according to this schedule. Staff reserves the right to have the reports
reviewed by the County’s Karst engineer. The Applicant shall be responsible for
reimbursing the County for the reasonable cost of engineering review of the report(s).
The County reserves the right to request intermittent inspections as deemed necessary
or if suspected solution activity is reported.

In the event that an inspection reveals an issue that in the opinion of the County’s Karst
engineer requires specific remediation activities, the Applicant shall be responsible for
completing such activities within a timeframe deemed acceptable buy the Zoning
Administrator and the County’s Karst engineer.

13. Landscaping.

Compliance with Site Development Plan. Prior to issuance of a certificate of
occupancy or operation of the solar power plant, the applicant is responsible to comply
with Section 7.2.4B-3 of the Clarke County Zoning Ordinance. This includes having
a professional landscape architect, or certain other designated landscaping
professionals, to inspect and certify in writing that all plantings are planted in
compliance with the approved site development plan. This certification shall be
provided to the Department of Planning before issuance of a certificate of occupancy
or operation of the solar power plant.
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14.

15.

16.

17.

o Maintenance Guarantee. The Applicant shall provide a maintenance guarantee and
shall comply with all provisions of Section 8.2 of the Clarke County Zoning Ordinance.
Such maintenance guarantee is required prior to issuance of a certificate of occupancy
or operation of the solar power plant.

o Minor deviations from approved landscaping plan. In the event that the Applicant
requests a minor deviation from the approved landscaping, as shown on the approved
landscaping plan, in order to avoid conflicts with the placement of panels that would
adversely impact their effectiveness, or to move plantings to more effective locations
on the site, such deviation shall be provided on a revised landscaping plan sheet for
review and approval by Staff. Additionally, Staff may request minor deviations from
the approved landscaping plan, including provision of additional plantings, in order to
ensure that supplemental landscaping provides effective screening of the facility from
adjacent properties. Staff may consult with the Planning Commission’s Plans Review
Committee to determine whether such minor deviations, requested either by the
Applicant or by Staff, is consistent with the special use permit and site development
plan approvals.

Payment Agreement. Horus Virginia | LLC entered into an Economic Benefits Agreement
with the Board of Supervisors of Clarke County dated , providing
for payments to the County. Such agreement is attached hereto, and referred to as Exhibit C.
The applicant, Horus Virginia | LLC, shall take responsibility for the payments specified under
said agreement. Compliance with said agreement shall be a condition of this Special Use
Permit.

Revocation of Special Use Permit. The Board of Supervisors may take action to revoke this
Special Use Permit in accordance with the revocation procedures and any of the reasons for
revocation listed under Section 6.3.1E of the Clarke County Zoning Ordinance. In addition,
the Board of Supervisors may take action to revoke this Special Use Permit if the applicant
does not comply with the following deadlines for construction and permitting.

e All permits for construction of the solar power plant shall be obtained by the Applicant
within 24 months of approval of this Special Use Permit.

e Construction of the solar power plant shall be completed within 36 months of approval
of this Special Use Permit.

Stormwater drainage monitoring. Ongoing inspections of stormwater drainage facilities on
the Applicant’s property shall be conducted by the Applicant. The purpose of these inspections
shall be to determine if stormwater drainage facilities on the property are functioning as
intended and without negative impact to neighboring properties. Written reports of each
inspection shall be provided to the County Planning Department at the same frequency and
schedule as the Karst monitoring inspections (see condition #12). This includes, but is not
limited to, the County reserving the right to conduct intermittent inspections as deemed
necessary. Furthermore, the Applicant agrees to compensate the County for any reasonable
costs that may be associated with engineering review of the written reports. The Applicant
shall be responsible for remediation activities determined necessary to address any issues
identified in the written reports, and shall complete such activities within a timeframe deemed
acceptable by the Zoning Administrator.

Additional erosion and sediment control measures. To further minimize the potential of
soil erosion and sediment runoff during the construction process the Applicant shall construct
the solar power plant using the following procedures and requirements:
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18.

19.

20.

21.

22.

o All stormwater management facilities and erosion and sediment control measures shall
be constructed and inspected prior to land disturbance or construction for the solar
panels and ancillary facilities for the solar power plant.

o After such stormwater management facilities and erosion and sediment control
measures have been completed, the construction of the solar power plant shall be
divided into two phases, as shown on page 14 of 51 of the site development plan.
Construction and land disturbance activities shall begin in phase 1. Construction and
land disturbance activities for phase 2 shall not take place until phase 1 has been
satisfactorily completed and the soils have been stabilized within it, as determined by
the Zoning Administrator. The Applicant shall notify the Zoning Administrator upon
completion of phase 1 to conduct an inspection of the work for compliance with this
condition. The Zoning Administrator shall consult with the Building Department, and
may consult with other local or state officials or consultants prior to making a
determination of completion for phase 1. The Applicant shall pay all fees that may be
associated with the review of phase 1 by the County’s erosion & sediment control
consultant.

o Existing wooded areas surrounding the site and within the forested open space
easements shown on the stormwater management plan, as approved by the Department
of Environmental Quality and County, shall remain undisturbed during the construction
and operation of the solar power plant.

Boundary Line Adjustment or Lot Merger required. For the purpose of complying with
the minimum lot size requirements of Section 5.2C-2 of the Clarke County Zoning Ordinance,
a complete application shall be submitted for a lot merger or boundary line adjustment to
remove the lot identified as tax map #13-A-56 from the solar power plant project. For the
purpose of this requirement, removal from the solar power plant project shall mean that no site
improvements for the solar power plant, as identified on the site development plan, shall be
located on the lot. The plat associated with the application shall be in compliance with the
County’s zoning and subdivision ordinances applicable for boundary line adjustments or lot
mergers, and shall be approved and recorded prior to the commencement of construction or
land disturbance activities.

Solar Panel Type. All solar panels used as part of the solar power plant shall of the type of
solar panels classified as monocrystalline or polycrystalline, either P or N type. “Thin Film”
type solar panels shall be prohibited.

Pre-construction meeting with Planning Department Staff. The Applicant shall require the
contractor for the project to meet with County Planning Department Staff before land
disturbance or construction activities begin. Such required pre-construction meeting shall be
held no longer than 30 days from the anticipated date that construction or land disturbance
begins.

Metal Detector Survey — Battle of Berryville area. Prior to beginning land disturbance or
construction of the solar power plant the Applicant shall provide the County with a metal
detector survey of the eastern part of the property, as delineated in Figure 7-1 of Dutton and
Associate’s report, as it lies within the area of the Battle of Berryville.

Gate at Triple J Road entrance. The entrance off of Triple J Road shall be gated during the
operation of the solar power plant after construction is completed.
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Exhibit A: Emergency Action Plan
Exhibit B: Decommissioning Plan
Exhibit C: Economic Benefits Agreement

Staff Recommendation:

A continued public hearing is scheduled for the February 2, 2024 Planning Commission Business
Meeting for the proposed special use permit and site development plan applications.

After the public hearing is completed to obtain any input from the community, Staff advises the
Planning Commission to consider the following actions:

1) Recommendation of conditional approval of the special use permit application (SUP-22-01),
including the Staff recommended special use permit conditions. Prior to final approval of the
special use permit, the Economic Benefits Agreement shall be finalized by the Applicant and
accepted by the Board of Supervisors.

2) Recommendation of conditional approval of the site development plan application (SP-22-02).
Prior to final approval of the site development plan, DEQ shall issue final approval of the
stormwater plan.

Conditional approval appears to be consistent with the Planning Commission’s conditional approval
policy based on the current status of the Economic Benefits Agreement and stormwater plan. In
regards to DEQ’s review of the stormwater plan, an email from Catherine Hill with DEQ is attached
that clarifies that the current review status of the stormwater plan only pertains to minor technical
issues that should have no implications on the design.
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History:

May 5, 2022

May 25, 2022
July 11, 2022
August 1, 2022
August 8, 2022
August 17, 2022
September 2022
January 19, 2023
January 23, 2023
February 28, 2023
April 4, 2023
April 18, 2023
May 19, 2023
June 22, 2023
June 27, 2023
July 12, 2023
August 1, 2023
August 2, 2023
August 11, 2023
August 16, 2023
August 29, 2023
September 1, 2023
TBD

September 25, 2023

November 16, 2023
November 28, 2023
November 30, 2023

December 1, 2023
December 8, 2023

December 11, 2023
December 13, 2023

December 15/18, 2023

December 26, 2023
January 2, 2024
January 5, 2024
January 9, 2024
January 16, 2024
January 18, 2024
January 19, 2024

January 22, 2024

January 23, 2024
January 24, 2024
January 30, 2024
February 2, 2024

February 2, 2024 Planning Commission Business Meeting

Pre-application meeting.

Special Use Permit and Site Development Plan applications submitted.

Hurt & Proffitt Review Letter (ESC).

CTL Review Letter (Karst).

Initial Staff Review Letter.

Response Letter 1 from Integrity Federal Services.

Revised Narrative & Site Development Plan (SP).

Hurt & Proffitt Review Letter 2.

Staff review email.

VDOT review comment letter.

Response Letter 2 from Integrity Federal Services.

Submission of Decommissioning Plan & Emergency Action Plan.

Hurt & Proffitt Approval Letter.

DEQ review status letter.

Resubmission of Site Development Plan (w/ new entrance off of Triple J Road).
Staff Review Letter.

Plans Review Committee.

VDOT Approval Letter.

Plans Review Committee Site Visit and example WYV Site tour.

Staff comments - site visit tour follow up.

Planning Commission Work Session Meeting.

Planning Commission Business Meeting — Set Public Hearing.

Hurt & Proffitt Review Letter 4.

Deferral request provided by the Applicant’s agent. Applicant explained intent to
modify the location of the equipment yard area.

Deferral requested by the Applicant.

Scheduled Planning Commission Work Session Meeting.

Applicant submitted new documents for review, including decommissioning plan draft,
economic benefits agreement draft, emergency action plan draft, and swm agreement
draft.

Deferral requested by the Applicant.

Applicant submitted new documents for review, including site plan revision and
response letters to Planning Staff and Hurt & Proffitt.

Transmitted to Hurt & Proffitt for review.

Hurt & Profitt review to commence following payment of review fee.
Correspondence with applicant regarding incomplete review comments.
Deferral requested by the Applicant.

Scheduled Planning Commission work session.

Scheduled Planning Commission Business Meeting / Deferral by Applicant.
County Attorney review comment letter regarding decommissioning plan.

DEQ review comments on revised site plan.

Hurt & Proffitt’s review comment letter received for plan changes.

Applicant’s response letter to DEQ’s 1/16/2024 review comments.

Applicant’s response letter to E&S Consultant’s review comments.

Applicant’s response letter to Planning Dept. review comments.

Revised site development plan submittal with minor changes to address comments.
Information submittal from applicant to address solar panel type comment.
email from DEQ received clarifying their current review status.

Scheduled Planning Commission work session.

Scheduled Planning Commission Business Meeting / Continued Public Hearing.
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HALL, MONAHAN, ENGLE, MAHAN 8 MITCHELL

WILBUR C. HALL (1892-1972)
THOMAS V. MONAHAN (1924-1999)
SAMUEL D. ENGLE (RETIRED)

O. LELAND MAHAN

ROBERT T. MITCHELL, JR.

JAMES A. KLENKAR

VIA EMAIL

A PARTNERSHIP OF PROFESSIONAL CORPORATIONS

ATTORNEYS AT LAW

307 EAST MARKET STREET 9 EAST BOSCAWEN STREET
LLEESBURG, VIRGINIA WINCHESTER, VIRGINIA
TELEPHONE 703-777-1050 TELEPHONE 540-662-3200
FAX 540-662-4304
E-MAIL: PLEASE REPLY To:

lawyers@hallmonahan.com
P. O. Box 848

WINCHESTER, VIRGINIA 22604-0848

January 9, 2024

Jeremy F. Camp, Senior Planner/

Zoning Administrator

Department of Planning
101 Chalmers Court, Suite B

Berryville, VA 22611

Re: Horus VA Decommissioning Plan

Dear Jeremy:

I have reviewed the Staff Report and the “Beckett Solar Facility
Decommissioning Plan” which you provided to me.

My review of the Decommissioning Plan does not indicate any adverse legal
issues with the Plan. As you noted, the Plan is virtually identical to the Hecate
Energy plan, which I reviewed and which was approved.

With kind regards,

RTM/ks

Very truly yours,

Robert T. Mltcheﬂz/Jr
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REVISION CONTROL

VERSION DATE PARAGRAPH DESCRIPTION

01 1/23/24 - New edition document

In the event of any structural damage to the panels following a fire, extreme weather or geological event or other such emer-
gency condition, the operator will immediately assess the situation and implement the following action plan:

1. Once the event has ceased, the operator will contact the connecting utility and receive written verification that the en-
tire site has been de-energized, no back-feed power is present, and that the site has been electrically isolated from the
electrical grid following proper lock-out, tag-out procedures
2. Once the site has been confirmed as electrically safe, a representative from the owner/operator will survey the site
and assess the damage. This assessment will focus on two areas in sequence:
3.
a. Possibility of immediate health and safety concerns relating to physical injury for clean up workers (falling
panels, sharp damaged equipment...) All such concerns will be dealt with first in accordance with standard
safety protocols to render the site safe for the clean-up crews
b. Damaged panels and other equipment will be surveyed for repair or replacement. A comprehensive plan will
be compiled for both repair and replacement.

i. It will be determined for panels that are to be repaired whether they will be re paired in situ or will be
taken to a repair facility. Presumably these panels will only be slightly damaged, and will have main
tained the integrity of their seal and would therefore pose no possibility of any leaching materials

ii. Panels that are damaged beyond repair will be removed from site (non-operational)

4. Non-operational panels will be transported from the site as soon as possible. If the damaged panels are staged for
anything but immediate pick-up they will be placed on containment material that will prevent the leeching of any of the
panel’s materials from reaching the soil. Once the panels are all removed, the containment material will be removed
and disposed of in accordance with current regulations.

The timing of this process following an event is difficult to predict with any degree of certainty due to myriad factors, such as
flooding, fire suppression, fallen trees..., but the Owner/Operator would expect to contact the Utility within hours of the
event’s culmination. Depending on how damaging and widespread the specific event was the utility could take from hours to
weeks to electrically isolate the project. Once isolated however, the operator would be able to assess the site within one to
two days and create a repair/replacement plan. With the plan in place, the same factors relating to the amount and severity
of the specific devastation, along with the volume of clean-up, will dictate how quickly crews can be contracted and the site
returned to good working order.

The Owner/Operator will be responsible for the proper clean-up of the site following any such event that requires the repair
or replacement of any such panels.

Periodic inspections of the panels are continuously conducted throughout the operational life of the project. Any damage to
the panel housing will be detected and if required the panel will be removed and replaced. A log book of inspections will be
kept in the operations building and can be made available to the County upon request.

Approved by:

Corporate Safety & Health
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1.10pdenergy QEHS Policy

QUALITY, ENVIRONMENT AND HEALTH AND SAFETY POLICY

Opdenergy is an organization with an international presence, in continuous expansion, with focus on
the production of energy assets and on the management of all its phases: development, financing,
construction, operation and maintenance.

Within the framework of this activity, The Board of Directors of Opdenergy is committed to show
leadership regarding quality, environment and health and safety, by implementing a Management
System that enables to:

* Promote the adoption of a process approach, understand the Organization and its context and
incorporate risk-based thinking to address risk and opportunities, achieve goals and adapt to changes.

* Integrate the most demanding standards in accordance with a highly competitive market and provide
products and services (projects) that enhance customer satisfaction and meet the requirements of its
stakeholders.

» Contribute to protect the environment through prevention of pollution, sustainable use of natural
resources and promotion of energy efficiency and a low carbon economy.

* Provide safe and healthy working conditions for the prevention of work-related injuries and health
impairments, with a commitment to eliminate hazards and reduce risks to occupational health and
safety.

* Encouraging consultation and participation of workers and their representatives.

* Ensure compliance with legal, regulatory and any applicable requirements subscribed by the
Organization.

* Achieve continual improvement in terms of quality, environment and health and safety.

This policy supports the strategic direction of the Organization and serves as a reference to establish
the objectives. It is applicable to any activity, area or subsidiary company of the OPDE Group, made
up by the parent company Opdenergy Holding, S.A and its subsidiary companies operating through
the Opdenergy brand.

This Emergency and Evacuation Plan encompasses all the activities, buildings, structures, systems
and components of Bow Power and in particular the facilities of the Vientos de Pastorale Wind Farm.
It applies to all employees of Bow Power or those working on its behalf, all employees of the
Contractor and Subcontractors, customer representatives and any other visitors to this location.

1. SCOPE
This Emergency Action Plan encompasses all the activities, buildings, structures, systems and
components of Opdenergy and in particular the facilities of the VA project. It applies to all employees

of Opdenergy or those working on its behalf, all employees of the Contractor and Subcontractors,
customer representatives and any other visitors to this location.
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2. REFERENCIES

e [|SO 45001:2018 Occupational Health and Safety Management System.
e OSHA standards.

Other requirements and specifications that suscribes the organization.

3. DEFINITIONS

DEFINITIONS

A serious situation or event that occurs

Emergency unexpectedly and requires immediate action.

Work-related event/s in which the injury/iliness or
Incident damage (regardless of severity) or fatality occurs, or
could have occurred.

4. INTRODUCTION

This Emergency Action Plan has been generated to outline common general emergency
measures, which are applicable to this location.

In the event that any activity being carried out requires specific emergency response
measures, THE Main Contractor on behalf of Opdenergy is responsible for communicating
these emergency measures through its Emergency Action Plan (hereinafter referred to as
EAP).

S. RESPONSABILITIES

- Emergency Response Manager:

- Emergency Coordinator (Alternative 1):
- Emergency Coordinator (Alternative 2):

- First Aid Personnel:
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IDENTIFICATION OF RISKS AT WORKPLACE

. Access to work area (PCM office)
. Falls at the same level

. Falls at different level

. Data Display Screen

6

1

2

3

3

4. Emergency Response-Evacuation and Fire
5. First Aid

6. Security

7. Traffic — access to the site — commuting

8. Wellbeing - Facilities

9. Electric risk

10. Lighting

11. Manual Load Handling

12. Noise

13. Signage

14. Temperature and Humidity
15. Ventilation

16. Work Teams

18. Contaminated land (Environmental Management, Waste)

7. EMERGENCY CONTACT

In the event of an Emergency, communication will be verbal after sounding the alarm, to immediately
inform workers, contractors, visitors who are on site, offices and in the vicinity of the plant and
substation.

It is the responsibility of the Emergency Coordinator Manager to prepare and coordinate the internal
and external communications that are necessary to carry out and inform the rest of the workers, in
general, of the aspects contemplated in this procedure, as well as the acceptance of their suggestions
via bulletin board/email. It will be copied to Opdenergy Global H&S Coordinator and the Construction
team for their information.

8. EMERGENCY INFORMATION PROVISIONS

To ensure that the Emergency has been communicated effectively:
- Stay calm — speak slowly and clearly;
- Identify WHO it is;
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- Describe WHAT is happening;
- Describe WHERE it is located; and
- Indicate WHAT type of assistance is needed.

9. EMERGENCY AND EVACUATION PROVISIONS
1.1 Evacuation Alarm

In the event of an emergency, the alarm installed in the building will sound for a duration sufficient to
ensure that all parties are aware of the emergency situation. It will be necessary to check that all
personnel have left the building/plant and are located at the Assembly Point (Located on the outside
of the Substation, right in front of the main door — Perimeter fence, signposted on the access
esplanade outside the Substation).

The person responsible for on-site tasks will count all personnel, including potential contractors and/or
visitors.

1.2 Evacuation Provisions

In case of evacuation, all workers must go to the Emergency Assembly Point (This point is located on
the access esplanade outside the Substation).

1.3Emergency Assembly Point

The location of the Emergency Assembly Point is located in “"the access esplanade outside the
Substation”, in the outside area, as a safe area”".

1.4 Accounting for All Personnel

After the evacuation, the person in charge on site will carry out a review of the record of personnel
present outside the site facilities, to ensure that all personnel have evacuated the offices, substation,
plant.

If someone is missing, it will be the Main Contractor responsibility to check that no one is left in the
whole site and in the vicinity of the site.

10. EMERGENCY ACTION PROVISIONS

Only trained personnel will be allowed to act in an emergency. All those who do not have adequate
preparation must stay away from the risk area.

Upon arrival at the emergency area, an evaluation must be carried out, estimating that there is no
potential situation of harm to people or the environment. If this is the case, any unsafe conditions will
be corrected immediately to prevent further harm to all persons/environment in question. If it is not
possible to act, when there is an immediate danger for the people who are part of the emergency
action, you must wait until external support arrives (Firefighters, etc.).

11. AFTER THE EMERGENCY ACTION

Initiate the Opdenergy Incident Management Program to investigate and record findings.

Use the Emergency Drill Report to review and record emergency preparedness and response
measures.
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12. REVIEW OF PROVISIONS
1.1Revision of the Emergency Action Plan

This Emergency Action Plan will be reviewed:

- Semi-annually, in line with the verification of hazards identified at the location;

- In line with local emergency services;

- When the requirements of this EAP changes; and

- When corrective and preventive actions are identified after completion of the Emergency Drill.

1.2Communication of Emergency Action Plan Requirements

The requirements of this Emergency Action Plan will be communicated to Opdenergy, Contractors
and Subcontractors employees or those working on our behalf and, if necessary, the contractor's
employees assigned to work at the site and/or visitors:

- When the employee is initially assigned to a job/task; and

- If there are changes in the EAP.

1.3Emergency Drills

An Emergency Drill will be carried out:

- As soon as possible after initial approval of the EAP to ensure that it is appropriate to the nature and
scale of Opdenergy operations;

- When any requirement of this EAP is changed; and
- At least once every six months.

After each Emergency Drill, a meeting will be held with the Emergency and Evacuation Team and
any other interested party, to review the results of the drill, and evaluate whether or not there are any
changes that may be required by this EAP.

Minutes must be taken at this meeting, using the Emergency Drill Report form, which will document
the results, and the corrective and preventive measures identified.

13. SPECIAL SERVICE NUMBERS

e 911 - Emergency response.

e 311 - Non-emergency police, fire and municipal business. ...

e 511 - Road and traffic conditions. ...

e 711 - Telecommunications Relay Service (TRS) for the speech and hearing
impaired.

e 811 - Call before you dig number arranges for utilities to be located and marked. ...
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14. EMERGENCY ACTION PLANS

Exit Routes — Resources

1.1 Emergency Action Plans

Exit Routes

Design and Construction Requirements for Exit Routes
Basic Requirements
The Number of Exit Routes Must Be Adequate
Exit Discharge
Exit Doors Must Be Unlocked
A Side-Hinged Exit Door Must Be Used
The Capacity of an Exit Route Must Be Adequate
Exit Route Must Meet Minimum Height and Width Requirements
An Outdoor Exit Route Is Permitted

Maintenance, Safeguards, and Operational Features for Exit Routes
The Danger to Workers Must Be Minimized
Lighting and Marking Must Be Adequate and Appropriate
Fire Retardant Properties of Paints or Solutions Must Be Maintained
Exit Routes
A Worker Alarm System Must Be Operable
Emergency Action Plans
Application
Written and Oral Emergency Action Plans
Minimum Elements of an Emergency Action Plan
Worker Alarm System
Training
Review of Emergency Action Plan
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Fire Prevention Plans
Application
Written and Oral Fire Prevention Plans
Minimum Elements of a Fire Prevention Plan
Worker Information

1.2 Written Emergency Action Plans

Project Contractors and Subcontractors shall submit a written Emergency Action Plan using
Safety, “Emergency Action Plan,” prior to commencing work activities.

Project Contractors and Subcontractors’s Emergency Action Plan shall be developed to
coordinate with existing facility/owner response plans.

Items addressed in the Project Contractors and Subcontractor’s Emergency Action Plan shall
include, but may not be limited to:

e Medical emergencies.

e Fire prevention.

e Hazardous material spills.

e Varying weather conditions.

Project Contractors and Subcontractor’s shall review their Emergency Action Plan with
affected personnel.

Project Contractors and Subcontractor’s shall post their Emergency Action Plan in a
conspicuous location to facilitate self-review of the plan, as needed, by affected personnel.

Project Contractors and Subcontractor’s shall be expected to update their written Emergency
Action Plan, as needed, and to review changes with affected personnel.

The Contractors and Subcontractors shall co-operate with Opdenergy in the development
and maintenance of appropriate Emergency Procedures and Arrangements, including drills.

The Contractors and Subcontractors shall allow for the cost of the time involved. The
Contractors and Subcontractors site manager shall be responsible for arranging and
managing a roll call from their maintained site attendance / muster list at the assembly point.
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FIRE ACTION

Press the nearest fire
alam button_

Call the fire brigade
if possible.

Leave the building by
the nearest exit.

Don't use the Iift, use
the stair way.

’

February 2, 2024 Planning Commission Business Meeting

( WaAS

THESE AN
\ AMPUTATIONT

Don't stop fo collect
personal belongings.

Don't retum to the
building unfil
authorized to do so.

Follow the
instrudtions at the
assembly point.
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Regular emergency
response drills
Regular drills
Third party involving contractors

audits

Emergency
Preparedness

Emergency drills
with corporate
crisis management

HSE management
team

system reviews

Prevention
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DECOMMISSIONING
This Exhibit addresses the requirements specified in Code of Virginia 15.2-2241.2.

(@) Statement of Performance Criteria for Site Restoration

The Beckett Solar Facility (the Facility), located at 1030 Bellringer Lane, Berryville VA
22621, is anticipated to reliably and safely operate for an excess of thirty years.

The land leasing arrangement for the approximately 385-acre property on which the Facility is proposed
(the Facility Area) is for up to 40 years of operation and could be extended further if the parties agree.
Upon termination of the lease, it requires the Applicant to remove Facility components and return the
land to substantially the same condition as currently exists. The performance criteria discussed below are
meant for Facility decommissioning/restoration, but also will apply in the event that the Facility cannot be
completed.

1) Safety and the Removal of Hazardous Conditions during Decommissioning

The contractor(s) engaged to commence the decommissioning process will be required to provide a safety
plan prior to mobilizing that includes site safety orientation training for all on-site workers. The contractor(s)
also will be required to establish a Spill Prevention Control and Countermeasure Plan.

The only hazardous material to be used by the Facility during operation will be the cooling oil contained in
the transformers. That oil will be drained and recycled or disposed of in accordance with regulations. During
the decommissioning work, some vehicle fuel and lubricating oils may be present on-site for the work tools
and equipment. The storage and handling of the fuel and lube oil will be managed in accordance with the
Spill Prevention Control and Countermeasure Plan.

(2) Environmental Impacts

During the decommissioning work, the contractor will be required to assign a Health, Safety and
Environment Manager to monitor the work in compliance with the permits.

Prior to decommissioning, the Applicant will notify in writing Clarke County of their intention to begin
decommissioning. The Applicant will engage an environmental consultant to monitor the decommissioning
activities and potential environmental impacts. The decommissioning work is expected to have insignificant
impacts on the environment. The decommissioning work will not involve any further clearing.

3) Aesthetics

Landscaping will be left in place to continue its screening function and avoid changing the visual
perspective.

(4) Salvage and Recycling

Most of the Facility systems and components are recyclable. Publicly available data shows a market price
for scrap materials, indicating these can be profitably recycled by the Applicant or the decommissioning
contractor. The major components and their expected scrap codes are outlined in Table 1.

Beckett Solar Facility 1
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Table 1. Major Components and Scrap Codes

Facility Component

Inverters - Chint CPS SCH125KTL or similar

Transformers - Cooper 3MVA and 2.5MVA or similar

PV Modules — photovoltaic - supplier to be determined based on
availability

Racking Frame (Single Axis}

Racking Posts

Tracker Motors

LV Wiring - #10, 2/0, #2 bare, 500MCM

MV Wiring - 2/0 Bare, 500MCM

Chain Link Fence Fabric & posts

Disconnect Switches

Electronic Controls

Road Stone

The photovoltaic (PV) solar modules contain recyclable material (silicon, metal). PV manufacturers are
establishing programs to receive recycled PV modules, however PV modules are anticipated to have
residual value as a complete component.

The following general statements can be made about the present state of the salvage market with regards
to crystalline silicon PV modules:

The United States has a robust market for the salvage, recycling, and re-sale of industrial materials
including the aluminum frame, glass fronts, and silicon which comprise the majority of a PV module.

A number of websites post publicly available data on the scrap values of industrial materials in
different regions of the United States. Example websites for pricing include:
priceofscrapmetals.com, scrapmonster.com, rockawayrecycling.com, and recycleinme.com.

Decommissioned PV modules from the Facility can be resold as industrial materials in the national
salvage market. Possible salvage operations include: Cleanlites, ECS, Metal & Catalyst
Resources, and Morgen Industries.

PV modules also may be resold as functional modules for power production. PV Modules will
continue to operate after years of use, though producing less power than their initial ratings. The
industry has observed a degradation rate of 0.2-1% per year, with 0.7% used as an industry-wide
assumption in the United States. Based on a 0.7% degradation rate, a 400-watt (WJ PV module
would be rated at 335-W after 25 years of operation. The module would need to be tested prior to
re-sale to verify the new ratings.

PV power plants may be re-powered at "end-of-life" with new inverter systems or may be
decommissioned with PV modules re-sold for use at another plant.

The PV modules residual value is conservatively assumed to be priced at 5% of original value.
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(5) Potential Future Uses for the Facility Area

The Applicant may consider extending the Facility life or repowering the Facility, subject to required
regulatory approvals. The cabling systems and tracker structures may provide reuse in situ and allow
replacement of PV modules and inverters thereby repowering as a refreshed solar project. The Applicant
will obtain any required approvals for repowering.

Upon the Facility Area being restored after Facility operation Is terminated, the land may be usedas
permitted by applicable codes and ordinances. The planned Facility Implementation and decommissioning
will not inhibit any of those possible uses.

(6) Decommissioning and Restoration Plan

The draft plan for decommissioning and restoration is provided below. The Facility decommissioning cost
estimate is provided as Appendix A. Itis expected that the salvage value of the components and material
will far exceed the decommissioning and restoration costs. It is noted that even if the salvage value of PV
modules is excluded from the decommissioning estimate, the remaining Facility salvage value is greater
than the cost of Facility decommissioning and site restoration. However, with respect to Code of Virginia
Title 15.2-2241.2, the Applicant shall provide financial assurance of such performance to the locality in the
event the Applicant does not decommission the site after the project is considered inactive.

The financial assurance will be in the form acceptable to Clarke County per Title 15.2-2241. The costs will
be allocated to Clarke County based on the estimated cost associated withremoval of the facilities and
restoration of the Project area Identified in Exhibit A. The cost for security shall Include 25% additional total
estimate value to include Clarke County Administrative Costs per Section 8 of the Zoning Ordinance.
Finally, the security shall include a Landscaping Maintenance Guarantee pursuant to 8.2 of the Clarke
County Zoning Ordinance. The estimates shall be updated to reflect inflation and any other changes every
fifth year after commercial operation. Inflationary adjustments to cost estimates will be evaluated using the
Consumer Price Index (CPI). Updated estimates will be filed with Clarke County every fifth year after
commercial operation.

Upon decommissioning the Facility, the Applicant will engage one or more reputable contractors to perform
the Facility decommissioning. The decommissioning and restoration work will generally involve the
following:

e Planning, permitting, and consultation;

» Disassemble and recycle PV panels;

* Remove and recycle inverter stations, combiner boxes, and switchboards;

* Remove transformers and transport to a licensed facility for draining, disassembly, and recycling;

 Remove circuit breakers and transport to a licensed facility for degassing, disassembly, and
recycling;

» Disassemble andrecycle tracker steel components;

» Disassemble and recycle substation steel and components;

e Remove and recycle tracker I-beam posts;

* Remove, crush and recycle concrete foundations (substation components and inverter skids);
 Remove andrecycle selected stone roads;

 Remove and recycle perimeter fencing;
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e Collect and dispose of non-recyclable materials (loose debris, road filter fabric, select substation
components, above ground PVC conduits);

» Regrading and decompaction as needed and any holes will be filled with appropriate fill in consultation with Clarke
County; and

e Clean up and inspection.

The contractor will be required to properly manifest all material leaving the site and properly dispose to
licensed recycling and disposal programs.

The decommissioning is anticipated to be completed over a six (6) month period, most likely during a
summer season that provides drier conditions. The workforce may consist of up to a peak of about 40 on-site
workers sourced primarily locally. Restoration of the site will begin during the decommissioning process
and monitored for a full year following completion of all decommissioning activities to ensure success of
re-vegetated areas.

Project decommissioning is generally triggered only by an event such as when the Project components
reach the end of their operational life (although select components will likely be updated as technology
improves over time). The Project will be considered to be inactive if the Project is not generating any
electricity for a period of twelve (12) consecutive months unless the cause of the failure to generate
electricity is (i) a repair, restoration or improvement to an integral part of the Project that affects the
generation of electricity and that repair, restoration or improvement is being diligently pursued by the Owner;
(ii) temporary inability of the electrical transmission system to accept electrical power generated by the
Facility; or (iii) an event of Force Majeure (each, a "Triggering Event").

Force Majeure includes, but is not limited to, causes or events beyond the reasonable control of, and without
the fault of negligence of the Company, including, without limitation, acts of God, sudden actions of the
elements such as floods, earthquakes, hurricanes, or tornadoes; sabotage; terrorism; war; riots; explosion;
blockades; pandemic; and insurrection. In the event that the Owner anticipates that corrective options
(regarding energy output) will extend beyond the aforementioned 12-month period, It will file a notice to
Clarke County, describing the circumstance and provide updates regarding the estimated amount of time
required for those actions. If properly maintained, the expected lifetime of a utility-scale solar panel Is
approximately 35 years with an opportunity for a project lifetime of 50 years or more with equipment
replacement and repowering. Depending on market conditions and project viability, solar arrays may be
retrofitted with updated components (e.g., panels, frame, tracking system, etc.) to extend the life of a
project. In the event that the modules are retrofitted, the original modules would be sold as resale or
salvage, depending on the market at that time. At the end of the Project's useful life, the panels and
associated components willbe decommissioned and removed from the Project.

In the event the Owner fails to perform necessary Decommissioning and/or Restoration activities (when
required) and Clarke County has to carry out such Decommissioning and/or Restoration activities in
accordance with the terms herewith, the Applicant hereby acknowledges and agrees that it will use its
commercially reasonable efforts to ensure Clarke County has the necessary access rights to carry out such
Decommissioning and/or Restoration, including granting Clarke County the right to use the Company's
easements and access rights to carry out any Decommissioning and/or Restoration.

Preparation

Prior to the start of decommissioning work, the Facility Area will be assessed for existing conditions to
ensure proper planning and management of the disassembly and movement of materials is done while
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Practices will be installed prior to the commencement of the decommissioning activities pursuant to any
applicable permits.

The Applicant will make arrangements for the disposal and recycling programs that will receive the
decommissioned materials. The Applicant will require the decommissioning contractor, its haulers, and the
receiving facilities to maintain proper documentation in order to manifest and track the disposed materials.

0] Site Mobilization

Existing access roads will be suitable for the decommissioning work. The site perimeter fencing will be
maintained until the last stages of the work. If desired by the landowner, the site fencing may be left in
place. During the active on-site decommissioning activity, the main gate entrance will be secured at night.
If theft events occur, the Applicant may establish nighttime security presence, patrols, or other measures.

Prior to decommissioning, the Applicant will coordinate with the electric utility to de-energize the Facility
and process the substation disconnection and closure. The main electric disconnect switches will be verified
and secured open with lock-out / tag-out procedures. The contractor will lock-out and tag all the Facility
inverter stations and combiner boxes, thereby de-energizing the entire Facility alternating current (AC)
power system. Work will mainly occur during daytime hours

(ii) System Removal

The contractor will first systematically disconnect all PV modules, thereby disassembling the direct current
collection system and rendering the entire Facility safely de-energized. As portions of the Facility Area are
fully de-energized, the work crews will begin disassembly of the Facility infrastructure. The contractor will
systematically disassemble the PV panels, tracker components, inverter stations, and substation
equipment.

The demolition debris and removed equipment may be cut or dismantled into smaller pieces that can be
safely lifted or carried by the deconstruction equipment being used. The majority of glass and steel and
aluminum will be processed for transportation and delivery to an off-site recycling center. Minimal non-
recyclable materials are anticipated; these will be properly disposed of at a qualified disposal facility.
Demolition debris will be placed in temporary on-site storage areas until final transportation and
disposal/recycling. PV modules will be packaged and resold in the secondary market for reuse.

The direct current/alternating current power collection system will be dismantled and removed. All cables
and conduits that are removed will be recycled. All aboveground cables and electrical interconnections will
be disconnected. The low voltage underground cables planned at a depth of about 36 inches will be easily
pulled out and removed while the deeper medium voltage cables planned at about 48 inches depth will be
abandoned in place. Cable and conduit stub ups will be cut at least 30 inches below ground.

The overhead feeder line that leads Into the Facillty's offsite interconnection will be removed unless the
landowner determines that the electrical service line will be beneficial for future use of the site, in which
case, after notification to the Ultility, the line may remain after decommissioning.

There will be very few concrete foundations on-site, primarily for the small number of transformers. The
concrete foundations will be removed and disposed of in a licensed landfill. Steel I-beam type posts or
piles that support the trackers will be mechanically removed and salvaged. The area will be lightly
graded to match preexisting site soil conditions.
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(iii) Transport

The Applicant will require the contractor to organize the decommissioning work in a staged and systematic
fashion providing tracking of the material leaving the Facility Area. Designated material collection areas will
be established on-site where the material will be collected and packaged as needed for truck transport off-
site. The material shipped off-site will be firmly secured to comply with the State's Department of Motor
Vehicles regulations. Any loose material loads must be covered. The contractor will ensure all trucks and
trailers are safe, road worthy, and meet all Department of Motor Vehicles permit requirements, including
current valid registration and inspection requirements.

All material leaving the Facility Area will be manifested to identify the destination disposal or recycling center
to which the material will be delivered.

(iv) Site Restoration

The facility area will be restored as set forth in the Code of Virginia 15.2-2241.2. The owner will stabilize
the soil and re-vegetate the ground cover of the real property disturbed by the installation of such equipment,
facilities, or devices.

) Facility Closeout

Upon completion of the decommissioning and site restoration, the Applicant, the contractor, and a Clarke
County representative will conduct a final walk-through inspection and the contractor will correct any
remaining punch list items. Unless otherwise agreed with the landowner, all permits required for the
decommissioning will be closed out, and all temporary erosion and sediment control measures (silt fence,
etc.) will be removed.

Upon final completion, the Applicant will provide the landowner with a completion letter including as-built
drawings of any facility features left in place such as roads and deep underground cables. No live circuits
will exist after Facility is de-energized.

Upon final completion, the Applicant will send a notice of Facility Closeout lo Clarke County and DEQ.
(b) Subsurface Drainage Improvement Accounting

There are no known active subsurface drainage tile in the agricultural fields. As the Facility Area is generally
open and flat, relatively limited grading is planned for the Facility. Therefore, the Facility drainage design
established for the solar Facility will be generally maintained after decommissioning to continue stable
site conditions. After decommissioning and site restoration, the site drainage patterns should remain as
is. Prior to decommissioning, the Applicant will evaluate the site drainage design and update it if needed for
the Facility Area after restoration.

(c) Planned Notifications Regarding Decommissioning

The Applicant will continue their coordination and communication with the landowner and formally provide
the landowner with advanced notice of the planned decommissioning in accordance with the lease
agreements.

At least 120 days prior to beginning the decommissioning work, the Applicant will consult with local County
representatives to discuss the planned decommissioning and possible reuses of the Facility Area.
Consideration may be given to preserving select Facility components that may be reused for future
development at the Facility Area. The Applicant will review the decommissioning plans and schedule a
meeting with local officials and incorporate applicable feedback.
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The notification will include an updated Decommissioning Plan, discussion of schedule, planned activities,
where and how the material will be recycled and disposed of, estimated workforce. The Applicant will
consult with the state and local authorities having jurisdiction regarding the planned decommissioning
activities and possible uses of the Facility Area after decommissioning.

Appendix A. Site Restoration and Decommissioning Cost Estimate

C ion of the D issioning Amount
acres/mw project size mw ac acres deposit/acre Decommissioning Bond amount percentage of Bond payment opdenergy annual bclife of bond lifetime cost
$ 1,862,362 1% $ 18,624 40 $ 744,945
:f‘ ion of the D issioning Cost https://www.priceofscrapmetals.com/alabama/
|Total cost of Demolition Value Disposal Cost Net Disposal Cost Current scrap price 11/8/2022
Panel Disposal by Weight NO per unit/Ib/ton Tons per MW Project Weight in Tons  Current scrap value
Scrap Value of Panels (unit) S 215,104 $ 215,104 | S -
Scrap Value of Concrete (Ton) S 170,560 $ 170,560 | -
Scrap Value of Copper (Ton) S 38,500 $ 38,500 | $ 3.17 7.70 385 S 2,440,900
Scrap Value of Steel (Ton) S 92,400 S 92,400 | S 280.00 61.60 3080 "3 862,400
Scrap value of Aluminum (Ton) S 31,350 $ 31,350 | 0.91 20.90 1,045 $ 1,901,900
Scrap Value of Inverters (unit) S 4,566 $ 4,566 | S 2
| Total S 5,205,200
|Total Disposal Cost 5 552,480
|Total Labor Cost $ 638,400
:Total Equipment Cost S 190,000
:Removal of Misc (Shed and utility poles) S 10,000
|MiscTools, Consumables, Rentals and Equipment S 20,000
|subTotal $ 1,410,880
:Contractor Premium 10% S 141,088
|Contracted Sub Total $ 1,551,969
|contingency 20% $ 310,394
Grand Total for Dec issioning S 1,862,362
Site Restoration
Re-grading and filling of holes/depressions S 78,400
Road Removal S 55,200
Fence Removal $ 24,300
Re-seeding $ 11,000
Planting of Misc Landscaping S 5,000
| Total Restoration Cost $ 173,900
|Contingency 20% ) 34,780
Grand Total for Site Restoration $ 208,680
Total Cost for all Decommissioning and Restoration S 2,071,042
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Exhibit C

ECONOMIC BENEFITS AGREEMENT

This Economic Benefits Agreement, dated this day of , 2023, 1s
by and between the BOARD OF SUPERVISORS OF CLARKE COUNTY, VIRGINIA
("County"), party of the first part, whose mailing address is 101 Chalmers Court, Suite B,
Berryville, Virginia 22611 and HORUS VIRGINIA 1, LLC, its successors or assigns
("Horus"), party of the second part, whose mailing address is 615 Crescent Executive Court,
Suite 130, Lake Mary, FL 32746.

RECITALS:

WHEREAS, Horus made application for a special use permit applicable to a parcel of
real estate (""the Parcel"), specifically identified as Tax Map #13-A-13 and #13-A-56, for a 50
- megawatt solar photovoltaic project ("Project"), a solar energy facility within the meaning of
the Clarke County Zoning Ordinance, allowed by special use permit in the agricultural district
in which the Parcel lies; and

Whereas, changing the use of the Parcel from agricultural use to a solar energy facility
in accordance with the application may eliminate or reduce various personal property taxes
including, but not limited to, taxes on the personal property installed in connection with the
project which may not be assessed as a result of Code of Virginia §58.1-3660, which was
enacted after Horus began its effort to obtain zoning clearance for its project and which
eliminated certain economic benefits which both parties expected the County to realize from
the project; and

Whereas, the special use permit (SUP-22-01) was approved by the County, which
special use permit contains a condition which provides that "Prior to the issuance of a land
disturbance permit, the Applicant shall enter into a written agreement with the County
providing for payments to the County in addition to real estate taxes ... "; and

Whereas, Horus wishes and offers to ameliorate any possible negative economic
consequences of its Project, including, but not limited to, those caused by Code of Virginia
§58.1- 3660, and to enter into this agreement in compliance with of SUP-22-01.

NOW, THEREFORE, the parties agree as follows:

1. Horus will be responsible for the payment of Roll Back taxes to the County as a
result of the Parcel being no longer eligible for land use real estate tax treatment, the Roll
Back taxes being estimated to be $ ;

2. Horus shall pay the County annually upon commencement of the Project, for a
period of twenty-five (25) years, the minimum sum shown on attached Schedule A, which
sum shall not include the annual real estate taxes payable on the Parcel (“Good Neighbor
Payments” (GNP)).

Page 1 of 3
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Witness the following signatures and seals:

BOARD OF SUPERVISORS OF
CLARKE COUNTY, VIRGINIA

By:

County Administrator

Date

HORUS VIRGINIA 1, LLC

By:

Its:

Date

Page 2 of 3
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Minimum annual payments and "Good Neighbor Payments” (GNP)

GNP
Year 1
Year 2
Year 3
Year 4
Year 5
Year 6
Year 7
Year 8
Year 9
Year 10
Year 11
Year 12
Year 13
Year 14
Year 15
Year 16
Year 17
Year 18
Year 19
Year 20
Year 21
Year 22
Year 23
Year 24
Year 25

Total

SCHEDULE A

$106,250
$52,480
$53,492.5
$54,535
$55,602.5
$56,690
$57,800
$58,955
$60,132.5
$61,335
$62,560
$63,810
$65,085
$66.387.5
$67,715
$69,067.5
$70,447.5
$71,855
$73,292.5
$74,757.5
$76,250
$77,775
$79,330
$80,915
$82,532.5
$84,182.5

$1,783,237.5
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Commonwealth of Virginia

VIRGINIA DEPARTMENT OF ENVIRONMENTAL QUALITY

1111 E. Main Street, Suite 1400, Richmond, Virginia 23219
P.O. Box 1105, Richmond, Virginia 23218
(800) 592-5482

www.deq.virginia.gov
Travis A. Voyles Michael S. Rolband, PE, PWD, PWS Emeritus
Secretary of Natural and Historic Resources Director
(804) 698-4000

January 16, 2024

Horus Virginia 1, LLC
Braden Houston

110 Front Street, Suite 300
Jupiter, FL 33477

RE: Beckett Solar
Clarke County, Virginia
DEQ Plan Review #: 2022-0176
Stormwater Management Comment Letter — 4th Submittal

Transmitted electronically: bhouston@opdenergy.com

Dear Mr. Houston:

The Department of Environmental Quality (DEQ) has reviewed the above referenced
stormwater management and erosion and sediment control plans received on April 5, 2023 and
design-sealed May 19, 2023 for conformance with the Virginia Stormwater Management Program
(VSMP) Law & Regulations. We offer the following comments:

General Comments:

1. Please revise all plan sheets in the SWM and Forest/Open Space Easement Agreement exhibits
to reflect the revised layout (sheets 11, 29, 35, 36). Sheet 37 (VRRM spreadsheets) are not
required to be included in the easement agreement documents.

SWM Report Comments:

2. The SWM Report was not included in the latest submittal. Verification of the following comment
could not be completed:
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RE: DEQ SWM # 2022-0176
Page 2 of 3

3. Please note that Safe Harbor requirements are regulated (Virginia Code 62.1-44.15:24) and
although the site does not use the detention basins to treat water quality, the water quality
volume is defined as the volume equal to the first half inch of runoff multiplied by the
impervious surface of the land development project.

Safe Harbor Criteria 1 is to detain the water quality volume and release it over 48 hours.

Due to the nature of solar farm development, the impervious cover is disconnected and spread
throughout each drainage area. An analysis method that DEQ has previously approved first
determines the rainfall depth required to generate 0.5” of runoff from the impervious cover
within the drainage area. The resulting rainfall depth can then be applied to the entire drainage
area to model a more accurate representation of the runoff from the drainage area to the pond.

4. Review of the revise drainage areas to the stormwater management basins will be performed
when the SWM report is submitted.

Erosion & Sediment Control Comments

1. Notice of Erosion and Sediment Control (ESC) Plan approval is required prior to the SWM Plan
approval letter being issued by DEQ. Local and state approval should be based on the same
dated set of plans. Please work with the local Virginia Erosion and Sediment Control Program
(VESCP) Authority, Clarke County, to address components of the ESC plan that may be deficient.

Once the VESCP authority has approved the ESC Plan and the SWM Plan is approvable, DEQ will
issue a plan approval letter. Following the SWM plan approval letter being issued by DEQ, SWM
permitting staff will process the permit coverage letter. Copies of these two documents (the
SWM Plan approval letter and permit coverage letter) must be placed in the SWPPP. The VESCP
may issue the local land disturbing permit after DEQ has issued the permit coverage letter.

The preceding comments must be addressed before DEQ can continue the stormwater
management plan review and approval process. The re-submittal should include a copy of these
comments with responses to each item listed above as well as the referenced page number or sheet
number where the requested information can be found. A revision cloud should be used to clearly
indicate all stormwater management plan revisions. One electronic copy of the re-submittal package
should be submitted to DEQ for review through VITAshare.

This letter is intended to provide information on what information DEQ believes is needed in
order to fully evaluate your stormwater management plan and is not a final determination or case
decision under the Administrative Process Act. In the event that discussions with staff do not lead to a
satisfactory resolution of the contents of this letter, you may elect to participate in DEQ’s Process for
Early Dispute Resolution. For further information on the Process for Early Dispute Resolution, please
see Agency Policy Statement No. 8-2005 posted on the Department’s website at the following
address:
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https://townhall.virginia.gov/L/GetFile.cfm?File=C:\TownHall\docroot\GuidanceDocs\440 \GDoc DEQ
2672 v1.pdf

Please contact me at (804) 385-3920 or at Catherine.Hill@deq.virginia.gov if you have any questions.

Sincerely,

Codlgging AV

Catherine Hill, P.E.
SWM Plan Reviewer
Piedmont Regional Office

Cc: Eric Millard, DEQ-VRO
April Rhodes, DEQ-CO
Jeremy Camp, Clarke County
Ben Svedlow, IFS
Pete Cloutier, IFS
File
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January 18, 2024

Mr. Jeremy F. Camp

Senior Planner / Zoning Administrator
Department of Planning

Clarke County, Virginia

101 Chalmers Court, Suite B
Berryville, VA 22611

Re: Beckett 50MW Solar Project
E&SC Plan Review
Electrical Yard Revision
H&P JN 20221079

Dear Mr. Camp:

Thank you for providing Hurt & Proffitt (H&P) with the opportunity to deliver plan review
services to Clarke County for this important project. Based on our review, we recommend the
County approve the E&SC portions of the project, with the needed adjustments to address the
following review comments. No further review is needed.

Background

On June 6, 2022, H&P received a copy of the Plans and Special Use Permit for the
proposed Beckett 50MW Solar Project, dated April 2022, prepared by Integrity Federal Services
on behalf of OPDEnergy. H&P reviewed these Plans and Special Use Permit based on the
requirements of the Clarke County, VA Zoning Ordinance (Sections 5, 6, and 8) and the Virginia
Erosion and Sediment Control Regulations. H&P provided a review Comment Letter based on
this 1st Submittal on July 11, 2022.

On December 14, 2022, H&P received the 2" Submittal of the Plans and Special Use
Permit, dated August 15, 2022, and September 2022, respectively, and a Comment Response
Letter, dated August 17, 2022. H&P provided a review Comment letter based on this 2"
Submittal on January 19, 2023.

On April 18, 2023, H&P received the 3 Submittal of the Plans and Special Use Permit,
dated April 3, 2023, and September 2022, respectively, and a Comment Response Letter, dated
April 4, 2023. H&P recommended approval on May 14, 2023, with a note about the drainage
area size for the sediment basin.

On July 12, 2023, H&P received the 4" Submittal of the Plans, dated June 27, 2023,
with revisions including a newly proposed site entrance. H&P recommended denial of approval
on September 28, 2023, and requested revisions to the E&SC portions of the newly proposed
entrance.

Page 1 of 2
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On December 13, 2023, H&P received the 5" Submittal of the Plans and a Comment

Response Letter, both dated December 8, 2023. These plans have been reviewed and
comments are provided below.

Comments

1.

Page 12: Adjust circulation pattern at proposed Electrical Yard to follow proposed gravel
roads to ensure vehicular traffic is remaining on gravel surface.

Page 16: Adjust SSF. It appears to be shown crossing the gravel access road two times
at the south end of the yard. Pull back SSF on electrical Yard side to edge of road.

Page 16: Adjust LOD line to fully encompass new gravel road extension to the east of
proposed Electrical Yard.

Pages 16 and 36: Page 16 shows an existing drainage divide line through the proposed
Electrical Yard, however Page 36 shows a HUC divide line around the proposed
Electrical Yard. These lines do not match. Will grading be part of the electrical yard
plan?. Itis unclear where the stormwater will be leaving the site. ESC law, 9VAC840-
40-19n states that the water quantity leaving the site shall meet the minimum standards
of 9VAC25-870-66 of the Virginia Stormwater Management Program (VSMP). DEQ is
reviewing the project for stormwater management compliance and adequate
downstream channel compliance falls under both SWM and ESC regulations. Due to the
large and complex nature of the project, H&P will defer to DEQ for comments regarding
any water leaving the site, the design revision to no longer propose SWM Facility #5,
and adjustment of the HUC line in this submittal, as this will need to be in compliance
with VSMP regulations.

This is the extent of H&P’s comments at this time. Please contact me with any questions.

Sincerely,
Hurt & Proffitt
//, . /L 2z

Scott Cramer, P.E.
Project Manager

CC: Kacie Hodges, Keith Boyd — H&P

Page 2 of 2
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INTEGRITY

FEDERAL SERVICES

January 19, 2024

Catherine Hill, P.E.

SWM Plan Reviewer

Office of Stormwater Management

Virginial Department of Environmental Quality
1111 E. Matrtin Street, Suite 1400

Richmond, VA 23219

Re: Project Name: Beckett Solar Project
INTEGRITY Project: 3498-0101
DEQ Plan Review Number: 2022-0176
Dear Ms. Hill:

The following is in response to your letter dated January 16, 2024

General Comments:

Comment 1. Please revise all plan sheets in the SWM and Forest/Open Space Easement
Agreement exhibits to reflect the revised layout (sheets 11, 29, 35, 36). Sheet 37
(VRRM spreadsheets) are not required to be included in the easement agreement
documents.

Response: The plan sheets in the Forest/Open Space Agreement Exhibits has been
updated and now reflect the latest plan set. The VRRM spreadsheets are
not included in the agreement exhibits.

SWM Report Comments:

Comment 2. The SWM Report was not included in the latest submittal. Verification of the
following comment could not be completed.

Response: The intention was that the current SWM report be included with the
previous submission to DEQ. The current SWM report has been included
with this submission and reflects the current design as shown on the
plan set and demonstrates compliance based on our discussion from
June 16, 2023.

Comment 3: Please note that Safe Harbor requirements are regulated (Virginia Code 62.1-
44.15:24) and although the site does not use the detention basins to treat water
guality, the water quality volume is defined as the volume equal to the first half inch
of runoff multiplied by the impervious surface of the land development project.
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Safe Harbor Criteria 1 is to detain the water quality volume and release it over 48
hours.

Due to the nature of solar farm development, the impervious cover is disconnected
and spread throughout each drainage area. An analysis method that DEQ has
previously approved first determines the rainfall depth required to generate 0.5” of
runoff from the impervious cover within the drainage area. The resulting rainfall
depth can then be applied to the entire drainage area to model a more accurate
representation of the runoff from the drainage area to the pond.

Response: Please refer to the current SWM report demonstrating compliance as
coordinated with DEQ Cathy Hill during a coordination meeting on June
16, 2023.

All ponds now meet this requirement. The only revisions required were
to the pond 1 outfall structure. The inclusion of water quality
computations provides information to satisfy Safe Harbor Criteria 1 by
detaining the water quality volume (0.5” of impervious area) and
releasing it over 48 hours. See attached SWM report, appendix C.

Comment 4. Review of the revise drainage areas to the stormwater management basins will be
performed when the SWM report is submitted.

Response: Comment Acknowledged.

Erosion & Sediment Control Comments:

Comment 5: Notice of Erosion and Sediment Control (ESC) Plan approval is required prior to
the SWM Plan approval letter being issued by DEQ. Local and state approval
should be based on the same dated set of plans. Please work with the local Virginia
Erosion and Sediment Control Program (VESCP) Authority, Clarke County, to
address components of the ESC plan that may be deficient.

Once the VESCP authority has approved the ESC Plan and the SWM Plan is
approvable, DEQ will issue a plan approval letter. Following the SWM plan
approval letter being issued by DEQ, SWM permitting staff will process the permit
coverage letter. Copies of these two documents (the SWM Plan approval letter and
permit coverage letter) must be placed in the SWPPP. The VESCP may issue the
local land disturbing permit after DEQ has issued the permit coverage letter.

Response: Comment Acknowledged.

Please feel free to contact me at 304-725-8456 or by email at bsvedlow@ifs-ae.com if you should
have any further questions.

Sincerely,
Ben Svedlow

Integrity Federal Services, Inc. (INTEGRITY)
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January 19, 2024

Scott Cramer, P.E.

Project Manager

Hurt & Proffitt

1861 Pratt Drive, Suite 1100
Blacksburg, VA 24060

Re:  Project Name: Beckett Solar Project
INTEGRITY Project: 3498-0101
County/Town File Number: SUP-22-01 & SUP-22-02
H&P JN 20221079

Dear Mr. Cramer:
The following is in response to your letter dated January 18, 2024:

Comment 1. Page 12: Adjust circulation pattern at proposed Electrical Yard to follow proposed
gravel roads to ensure vehicular traffic is remaining on gravel surface.

Response: Thecirculation pattern has been adjusted to properly reflect the intended
traffic pattern. See sheet 12.

Comment 2: Page 16: Adjust SSF. It appears to be shown crossing the gravel access road
two times at the south end of the yard. Pull back SSF on electrical yard side to
edge of road.

Response: The SSF fence has been revised to be placed within turf along the edge
of the roadway. See sheet 16.

Comment 3: Page 16: Adjust LOD line to fully encompass new gravel road extension to the east
of proposed Electrical Yard.

Response: The LOD has been revised to fully encompass the proposed gravel road.

Comment 4. Pages 16 and 36: Page 16 shows an existing drainage divide line through the
proposed Electrical Yard, however Page 36 shows a HUC divide line around the
proposed Electrical Yard. These lines do not match. Will grading be part of the
electrical yard plan? It is unclear where the stormwater will be leaving the site.
ECS law, 9VACB840-40-19n states that the water quantity leaving the site shall
meet the minimum standards of 9VAV25-870-66 of the Virginia Stormwater
Management Program (VSMP). DEQ is reviewing the project for stormwater
management compliance and adequate downstream channel compliance falls
under both the SWM and ESC regulations. Due to the large and complex nature
of the project, H&P will defer to DEQ for comments regarding any water leaving
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the site, the design revision to no longer propose SWM Facility #5, and adjustment
of the HUC line in this submittal, as this will need to be in compliance with VSMP
regulations.

Response: All VSMP and SWM requirements are met in accordance with the DEQ
review process. Grading is associated with the electric yard, which
directs its SWM south to a detention pond, which results in a revised

drainage divide within the electric yard. The provided divide on sheet 16
has been revised to reflect what is provided on sheet 36.

Please feel free to contact me at 304-725-8456 or by email at bsvedlow@ifs-ae.com if you should
have any further questions.

Sincerely,
Ben Svedlow

Integrity Federal Services, Inc. (INTEGRITY)

\Wvfsl\voll\project\admin\3498 berryville solar facility\10-submissions\scanned submission packages\2024-01-xx deq and h&p\2024-01-19_h&p_comment response.docx

Civil Engineering | Landscape Architecture | Planning
February 2, 2024 Planning Commission Business Meeting 76 of 200



INTEGRITY
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January 22, 2024

Jeremy Camp

Senior Planner/Zoning Administrator
Department of Planning

Clark County, VA

101 Chalmers Court, Suite B
Berryville, VA 22611

Re:  Project Name: Beckett Solar Project
INTEGRITY Project: 3498-0101
County/Town File Number: SUP-22-01 & SUP-22-02

Dear Mr. Camp:

The following is in response to the comments on PDF pages 15 and 16 of the December 1%,
2023, Staff Report.

Comment 1: Erosion from Construction Process. Information to demonstrate that the site
construction in Clarke County will not be similar to the vast acreage of bare soil
excavated at the site in West Virginia. This was expressed as a concern after
the site visit to West Virginia, of which a couple pictures are provided above. The
concern is in regards to erosion; not only management, but concern that the bare
earth will remove existing topsoil that would reduce the viability of using it for
farming in the future after the site is decommissioned.

Response: Erosion and Sediment controls will be provided in accordance with
applicable County and State requirements and will be approved by the
Clarke County 3 party review engineer. An initial approval from the
County Engineer was provided on 5/19/23 prior to the minor addition of
the Triple J Entrance. In contrast to the West Virginia project which
required significant grading/earth moving, this site requires minimal
grading except for the installation of the embankments for the SWM
facilities. As aresult, we do not anticipate any issues that were observed
at the West Virginia site are applicable for this project. To further mitigate
construction concerns, requirements have been added to the plans to
implement a 2 phase construction approach. This will ensure roughly
half of the improvements have been stabilized prior to constructing the
remaining improvements as shown on Sheet 14 of the plan set. In
addition, existing wooded areas surrounding the site and within
dedicated forested open space easements dedicated with this project,
will remain and promote water quality during construction.
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Comment 2:

Response:

Comment 3:

Response:

Comment 4:

Response:

Comment 5:

Response:

Comment 6:

Response:

Blasting. The applicant has indicating that they are in the process of evaluating if
blasting will be proposed. Staff has recomended that this be avoided and
potentially restricted in the SUP conditions. Blasting could potentially impact
adjacent properties and structures.

As discussed with the County, blasting is only anticipated at SWM facility
#1 located at the Far western, southern corner of the site. Contractor will
be responsible for obtaining all applicable permits prior to commencing
any blasting activities. See Plan Sheet 3, note #15.

Noise. Noise created during the construction process is a significant concern that
will need to be evaluated further during the review process with the applicant.
Limitations can be added to the special use permit conditions to mitigate these
potential impacts.

The note “construction equipment operation between the hours of 7:00
PM and 7:00 AM is prohibited. In addition, there shall be no construction
operations on Sundays or Federal Holidays.” has been provided with
construction plans to mitigate the concerns with noise during
construction. See Plan Sheet 3, note #33.

Decommissioning Plan. A large number of comments/concerns are noted in
Staff’'s July 12th review letter regarding the decommissioning plan. It is expected
that these issues need to be resolved before approval is granted.

The updated Decommissioning Plan that was submitted to Clarke County
on November 30, 2023 addresses comments la — 1j included with the
July 12", 2023 review letter.

Landscaping Plan. The landscaping plan in the northeastern portion of the
property needs improvement after a stormwater basin was added to meet DEQ
requirements. Staff has concern that the area of trees to be removed is not
realistic given the grading shown. There also appears to be more opportunity to
add trees to buffer this area after the construction is completed of the stormwater
basin.

The landscape plan has been updated to address the addition of the
stormwater basin in the northeastern portion of the site.

Emergency Action Plan. Staff commented that the applicant should provide a
plan that ensures procedures will be taken to repair damaged panels if an event
occurs that causes damage to them, such as but not limited to a hurricane.
Research suggests that if panels are damaged and not repaired they may
present a risk of heavy metals leaching in to the ground and groundwater. The
applicant submitted an emergency action plan but it does not address the stated
concern. Instead, it is related to employee safety practices.

The Emergency Action Plan document was submitted to Clarke County
on November 30", 2023. The document will be updated to specifically
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Comment 7:

Response:

Comment 8:

Response:

Comment 9:

Response:

Comment 10:

Response:

Comment 11:

address the Counties concern noted with this comment in addition to the
employee safety practices that are currently included.

Siting Agreement. Virginia Code § 15.2-2316.7 requires that applicants of solar
projects negotiate a siting agreement with the locality. This agreement may
include terms that mitigate impacts of the solar project, provide financial
compensation to the host locality to address capital needs, or offer assistance in
the development of broadband. The Clarke County solar power regulations also
require that the applicant submit an economic analysis that includes the
evaluation of tax revenue, among other factors as described under Section 5.2C
of the Clarke County Zoning Ordinance. Staff awaits to see what the applicant
will submit to meet these requirements.

Comment Acknowledged. The agreement was submitted to Clarke
County on November 30", 2023.

Erosion and Sediment Control Plan. Hurt & Proffitt is currently reviewing the
revised erosion and sediment control plan that they previously recommended
approval of. The re-review was necessary due to the entrance off of Triple J
Road that was recently added.

Comment Acknowledged. The plans were resubmitted on 1/23/24 based
on the conditional approval letter provided by Hurt & Profit dated 1/19/24.
See H&P comment response letter and updated plan set included with
this resubmission. All comments have been addressed.

Lot merger. Tax Map 13-A-56 is required to be merged or adjusted out of the
solar power plant due to its size of less than 20 acres. This is a requirement of
Section 5.2C of the Clarke County Zoning Ordinance that prohibits lots of less
than 20 acres of being part of a solar power plant. The applicant has been
notified of this on multiple occasions and review letters.

The owner is currently in the process of preparing the Boundary Line
Adjustment Plat.

Electrical Yard. Information has been requested to demonstrate that the
proposed electrical yard will not be used as a substation. A substation requires a
separate special use permit that has not been applied for.

As previously confirmed during meetings with Clarke County, the
Electrical Yard is not a Sub Station and is not identified as a Sub Station
anywhere in the project application documents and is used for electrical
equipment. There are only two Sub Stations that exist in Clarke County.
No Sub Station is proposed with this application.

Details of the Panels — Heavy Metals. Technical details of the panels have
been requested along with information that supports that they present a minimal
risk of heavy metal contamination. Research indicates that certain types of solar
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Response:

Comment 12:

Response:

Comment 13:

Response:

Comment 14:

Response:

panel should be avoided to prevent heavy metal leaching into the soil. The site
development plan should clearly indicate that the proposed panels are the safest
type available and provide the specifications.

Details of the Panels were submitted to Clarke County on November 30",
2023. The details indicate that no risk of heavy metals is possible due to
the type of panel equipment that will be installed with this project and
panels will be installed per the specifications provided. For additional
clarification, see letter entitled “Solar Panel Information” prepared by
OPDEnergy, dated January 23, 2024, and “Health and Safety Impacts of
Solar Photovoltaics” document, included with this resubmission.

Sinkhole buffer - Certification. Engineering certification is required where the
smaller buffer area of 25 feet is proposed from sinkholes (versus 100 feet).

Comment Acknowledged. Per the Geotechnical Report, the reduction
from 100 feet to 25 feet setbacks from sinkhole edges is acceptable and
the contractor shall complete work in these areas with appropriate
engineering control per the Ordinance. Per the Geotechnical Report,
minimally invasive driven and pre-drilled/grouted steel H-piles are
considered suitable for the requisite “engineering that ensures structural
stability” as mandated by the Ordinance. This requirement has been
included on the certified plans associated with this application. See Plan
Sheet 3, note #34.

Errors. Some editorial errors and incorrect or missing information has been
commented on. These are minor in scope but should be corrected on the future
revised site development plan.

All errors have been corrected throughout the construction documents.

Triple J Road Access. Staff supports the Sheriff Office’s comments regarding
the appropriateness to limit access off of Triple J Road. Initially no access was
proposed off of Triple J. Road. However, the applicant has recently revised the
plans to include an entrance there. The stated purpose of this entrance is to
allow larger trucks to enter the site to stock the staging area during construction
activities. Improvements are also proposed at the entrance of Westwood Road
that will accommodate large trucks entering the site from that location.

Comment Acknowledged. This entrance will be gated to prohibit
vehicular traffic at this entrance after construction has been completed.
The entrance will remain so it is accessible in the event emergency
access is necessary.

Please feel free to contact me at 304-725-8456 or by email at bsvedlow@ifs-ae.com if you should
have any further questions.

Sincerely,
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Integrity Federal Services, Inc. (INTEGRITY)

Benjamin Svedlow, DPE
Project Manager

g:\project\admin\3498 berryville solar facility\4-correspondence\2023-09-27_clark co engineering_comment response.docx
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Braden Houston

Managing Director — Solar Energy
OPDEnergy
bhouston@opdenergy.com
617530 0029

January 23, 2024

Jeremy Camp

Senior Planner & Zoning Administrator — Clarke County, VA
(540) 955-5131 jcamp@clarkecounty.gov

RE: Solar Panel Information
Dear Jeremy:

| have included our response to your request regarding safety information for the solar panels.
Please see our attached statement regarding the panels we are committing to utilize as well as a
comprehensive solar safety report from NC State. Additionally, as it may help the Planning
Board members, a brief summary of the different types of solar panels.

Link to the:

NC Clean Energy Technology Center — Health and Safety Impacts of Solar Photovoltaics — May
2017

https://nccleantech.ncsu.edu/wp-content/uploads/2018/10/Health-and-Safety-Impacts-of-Solar-
Photovoltaics-2017 white-paper.pdf

If you have any questions, feel free to contact me by phone or email.

Bind 04%

Cc: Ben Svedlow, Ty Moore
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Response to Comments:

The Project has yet to secure a specific panel supplier but agrees to use either monocrystalline or
polycrystalline type panels — either P or N type. Both Projects built by OPDEnergy in the US
have been built with PERC monocrystalline panels, including our project in Jefferson County

WV.

Opdenergy will not be using “Thin Film” solar panels.
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Types of Solar Panels

Different types of solar panels serve different needs and purposes.

There are four types of solar panels available in the market which includes Monocrystalline,
Polycrystalline, Passivated Emitter and Rear Cell (PERC), and Thin-Film Solar Panels.

Monocrystalline Solar Panels

Monocrystalline solar panels are the oldest and most developed of the four types. It is the most
commonly used in rooftop solar panel installations because of its power capacity and efficiency.

As its name suggests, these panels are composed of single (mono) crystal (crystalline) silicon
solar cells. They are made by forming pure silicon into bars and cut into wafers. During this
process, the cell edges are cut off to produce more electricity and then organized to form a solar
panel.

When fully formed, monocrystalline panels are easy to recognize. They resemble squares with
rounded corners and have a signature black color.

Because they are made from pure silicon, monocrystalline solar panels have a high power output,
occupy less space, and last the longest. Of course, this also means they are the most expensive
type. Another advantage is that they are slightly less affected by high temperatures compared to
other types of solar panels.

Polycrystalline Solar Panels

These panels are also called “multi-crystalline” panels because they are made from many crystal
fragments unlike monocrystalline panels which are made of only one crystal.

These fragments are melted and shaped into squares, leading to limited waste production because
they do not need to be cut. The easier production process also means that they are an affordable
option for homeowners on a budget.

However, because they have less pure silicon, they are considered mid-range panels that have a

lower efficiency and shorter lifespan compared to monocrystalline panels. They also do not hold
up well under high temperatures.
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Polycrystalline panels can be identified by their square shape with straight edges and shining
blue color, sometimes with a marbled pattern.

Passivated Emitter and Rear Cell (PERC) panels

PERC panels are a newer type of solar technology designed to be an improved, more efficient
version of the traditional monocrystalline panels.

PERC solar cells have an extra layer on the backside. This extra layer reflects some of the sun’s
rays back into the solar cell increasing photon absorption. Therefore, achieving higher energy
conversion.

With higher efficient cells, it will take fewer panels to produce the same amount of power as
traditional monocrystalline panels.

PERC solar panels also perform well in both high-heat and low-light environments, with about a
3% increase in efficiency compared to conventional panels.

Thin-Film Panels

Thin-film solar panels are thinner and have a low profile. This type of solar panel has cells that
are 350 times thinner compared to the crystals used in monocrystalline and polycrystalline
panels.

Instead of silicon, these panels are made from either of three semiconducting materials:

e Cadium telluride (CdTe): has the lowest carbon footprint, but the toxicity is a major
environmental concern as it is not recyclable.

« Amorphous silicon (a-Si): generally shapeless and unconstructed on the molecular level.

e Copper indium gallium selenide (CIGS): manufactured using a thin layer of copper,
indium, gallium, and selenium on a glass or plastic sheet. It is the most efficient because
of its absorption abilities.

The semiconducting material is then placed between transparent conducting layers with a glass
layer on top to capture sunlight.

Compared to mono and poly crystalline panels, thin-film solar panels have lower power
capacities and lesser efficiency reaching only around 11%. This means that they require a larger
area to generate energy. They also degrade faster compared to crystalline panels and have a
shorter lifespan.
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Thin-film solar panels are also known for their flexibility. They are easy to mold into different
applications, like shingles or roof tiles. And because they are lightweight and easy to maneuver,
they are less labor-intensive and cost less to install.

https://chintglobal.com/blog/different-types-of-solar-panel/

P-Type and N-Type Monocrystalline Panels

There are two types of monocrystalline panels - P-Type solar panels, and then there are N-Type
solar panels. Simply put, the main difference between these two types is the number of electrons
each contains.

All standard silicon solar panels are composed of silicon wafers mixed with various chemicals,
generating power production. The difference between P-Types and N-Types involves the
chemicals used during manufacturing. Specifically, boron is the chemical mixed with the silicon
wafers in a standard P-Type solar panel. Boron has one less electron than silicon, which makes
the solar cell positively charged. On the other hand, an N-Type solar cell uses phosphorus, which
has one more electron than silicon and this makes an N-Type solar cell negatively charged.

Traditionally, manufacturers have made solar panels with P-Type cells. However, introducing
boron to oxygen can cause the solar cell to lose purity, negatively impacting its efficiency. Boron

is also prone to degradation from light. In contrast, phosphorus isn’t, on either account.

https://www.trinasolar.com/us/resources/blog/whats-n-type-solar-technology
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Health and Safety Impacts of Solar Photovoltaics

The increasing presence of utility-scale solar photovoltaic (PV) systems (sometimes referred to as
solar farms) is a rather new development in North Carolina’s landscape. Due to the new and unknown
nature of this technology, it is natural for communities near such developments to be concerned about
health and safety impacts. Unfortunately, the quick emergence of utility-scale solar has cultivated fertile
grounds for myths and half-truths about the health impacts of this technology, which can lead to
unnecessary fear and conflict.

Photovoltaic (PV) technologies and solar inverters are not known to pose any significant health
dangers to their neighbors. The most important dangers posed are increased highway traffic during the
relative short construction period and dangers posed to trespassers of contact with high voltage equipment.
This latter risk is mitigated by signage and the security measures that industry uses to deter trespassing.
As will be discussed in more detail below, risks of site contamination are much less than for most other
industrial uses because PV technologies employ few toxic chemicals and those used are used in very small
quantities. Due to the reduction in the pollution from fossil-fuel-fired electric generators, the overall
impact of solar development on human health is overwhelmingly positive. This pollution reduction results
from a partial replacement of fossil-fuel fired generation by emission-free PV-generated electricity, which
reduces harmful sulfur dioxide (SO.), nitrogen oxides (NOx), and fine particulate matter (PM>.s). Analysis
from the National Renewable Energy Laboratory and the Lawrence Berkeley National Laboratory, both
affiliates of the U.S. Department of Energy, estimates the health-related air quality benefits to the southeast
region from solar PV generators to be worth 8.0 ¢ per kilowatt-hour of solar generation. ' This is in addition
to the value of the electricity and suggests that the air quality benefits of solar are worth more than the
electricity itself.

Even though we have only recently seen large-scale installation of PV technologies, the technology
and its potential impacts have been studied since the 1950s. A combination of this solar-specific research
and general scientific research has led to the scientific community having a good understanding of the
science behind potential health and safety impacts of solar energy. This paper utilizes the latest scientific
literature and knowledge of solar practices in N.C. to address the health and safety risks associated with
solar PV technology. These risks are extremely small, far less than those associated with common
activities such as driving a car, and vastly outweighed by health benefits of the generation of clean
electricity.

This paper addresses the potential health and safety impacts of solar PV development in North
Carolina, organized into the following four categories:

(1) Hazardous Materials

(2) Electromagnetic Fields (EMF)

(3) Electric Shock and Arc Flash

(4) Fire Safety
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1. Hazardous Materials

One of the more common concerns towards solar is that the panels (referred to as “modules” in
the solar industry) consist of toxic materials that endanger public health. However, as shown in this
section, solar energy systems may contain small amounts of toxic materials, but these materials do not
endanger public health. To understand potential toxic hazards coming from a solar project, one must
understand system installation, materials used, the panel end-of-life protocols, and system operation. This
section will examine these aspects of a solar farm and the potential for toxicity impacts in the following
subsections:

(1.2) Project Installation/Construction
(1.2) System Components
1.2.1 Solar Panels: Construction and Durability
1.2.2 Photovoltaic technologies
(a) Crystalline Silicon
(b) Cadmium Telluride (CdTe)
(c) CIS/CIGS
1.2.3 Panel End of Life Management
1.2.4 Non-panel System Components
(1.3) Operations and Maintenance

1.1 Project Installation/Construction

The system installation, or construction, process does not require toxic chemicals or processes.
The site is mechanically cleared of large vegetation, fences are constructed, and the land is surveyed to
layout exact installation locations. Trenches for underground wiring are dug and support posts are driven
into the ground. The solar panels are bolted to steel and aluminum support structures and wired together.
Inverter pads are installed, and an inverter and transformer are installed on each pad. Once everything is
connected, the system is tested, and only then turned on.

Figure 1: Utility-scale solar facility (5 MWc) located in Catawba County. Source: Strata Solar
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1.2 System Components

1.2.1 Solar Panels: Construction and Durability

Solar PV panels typically consist of glass, polymer, aluminum, copper, and semiconductor
materials that can be recovered and recycled at the end of their useful life. > Today there are two PV
technologies used in PV panels at utility-scale solar facilities, silicon, and thin film. As of 2016, all thin
film used in North Carolina solar facilities are cadmium telluride (CdTe) panels from the US manufacturer
First Solar, but there are other thin film PV panels available on the market, such as Solar Frontier’s CIGS
panels. Crystalline silicon technology consists of silicon wafers which are made into cells and assembled
into panels, thin film technologies consist of thin layers of semiconductor material deposited onto glass,
polymer or metal substrates. While there are differences in the components and manufacturing processes
of these two types of solar technologies, many aspects of their PV panel construction are very similar.
Specifics about each type of PV chemistry as it relates to toxicity are covered in subsections a, b, and ¢ in
section 1.2.2; on crystalline silicon, cadmium telluride, and CIS/CIGS respectively. The rest of this section
applies equally to both silicon and thin film panels.

Aluminum Frame
Sealing
‘ Glass Transparent
‘ EVA — Conductive
Cells Oxide (TCO)

v Front Glass~ ~N
Cadmium ' iy
Sulics (CIS)| \\Tellunde (CdTe)
' b Dy Encapsulant
Back
- “~——Back Glass

Electrode

Tedlar Film
Figure 3: Layers of a common frameless thin-film
panel (CdTe). Many thin film panels are frameless,
including the most common thin-film panels, First
Solar’s CdTe. Frameless panels have protective glass
on both the front and back of the panel. Layer
thicknesses not to scale. Image Source:
www.homepower.com

Figure 2: Components of crystalline silicon panels.
The vast majority of silicon panels consist of a glass
sheet on the topside with an aluminum frame providing
structural support. Image Source:
www.riteksolar.com.tw

To provide decades of corrosion-free operation, PV cells in PV panels are encapsulated from air
and moisture between two layers of plastic. The encapsulation layers are protected on the top with a
layer of tempered glass and on the backside with a polymer sheet. Frameless modules include a
protective layer of glass on the rear of the panel, which may also be tempered. The plastic ethylene-vinyl
acetate (EVA) commonly provides the cell encapsulation. For decades, this same material has been used
between layers of tempered glass to give car windshields and hurricane windows their great strength. In
the same way that a car windshield cracks but stays intact, the EVA layers in PV panels keep broken
panels intact (see Figure 4). Thus, a damaged module does not generally create small pieces of debris;
instead, it largely remains together as one piece.
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Figure 4: The mangled PV panels in this picture illustrate the nature of broken solar panels; the glass cracks but the panel is
still in one piece. Image Source: http.//img.alibaba.com/photo/115259576/broken_solar panel.jpg

PV panels constructed with the same basic components as modern panels have been installed
across the globe for well over thirty years.® The long-term durability and performance demonstrated
over these decades, as well as the results of accelerated lifetime testing, helped lead to an industry-
standard 25-year power production warranty for PV panels. These power warranties warrant a PV panel
to produce at least 80% of their original nameplate production after 25 years of use. A recent SolarCity
and DNV GL study reported that today’s quality PV panels should be expected to reliably and
efficiently produce power for thirty-five years.*

Local building codes require all structures, including ground mounted solar arrays, to be
engineered to withstand anticipated wind speeds, as defined by the local wind speed requirements. Many
racking products are available in versions engineered for wind speeds of up to 150 miles per hour, which
is significantly higher than the wind speed requirement anywhere in North Carolina. The strength of PV
mounting structures were demonstrated during Hurricane Sandy in 2012 and again during Hurricane
Matthew in 2016. During Hurricane Sandy, the many large-scale solar facilities in New Jersey and New
York at that time suffered only minor damage.’ In the fall of 2016, the US and Caribbean experienced
destructive winds and torrential rains from Hurricane Matthew, yet one leading solar tracker
manufacturer reported that their numerous systems in the impacted area received zero damage from
wind or flooding. ¢

In the event of a catastrophic event capable of damaging solar equipment, such as a tornado, the
system will almost certainly have property insurance that will cover the cost to cleanup and repair the
project. It is in the best interest of the system owner to protect their investment against such risks. It is
also in their interest to get the project repaired and producing full power as soon as possible. Therefore,
the investment in adequate insurance is a wise business practice for the system owner. For the same
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reasons, adequate insurance coverage is also generally a requirement of the bank or firm providing
financing for the project.

1.2.2 Photovoltaic (PV) Technologies
a. Crystalline Silicon

This subsection explores the toxicity of silicon-based PV panels and concludes that they do not
pose a material risk of toxicity to public health and safety. Modern crystalline silicon PV panels, which
account for over 90% of solar PV panels installed today, are, more or less, a commodity product. The
overwhelming majority of panels installed in North Carolina are crystalline silicon panels that are
informally classified as Tier I panels. Tier I panels are from well-respected manufacturers that have a good
chance of being able to honor warranty claims. Tier I panels are understood to be of high quality, with
predictable performance, durability, and content. Well over 80% (by weight) of the content of a PV panel
is the tempered glass front and the aluminum frame, both of which are common building materials. Most
of the remaining portion are common plastics, including polyethylene terephthalate in the backsheet, EVA
encapsulation of the PV cells, polyphenyl ether in the junction box, and polyethylene insulation on the
wire leads. The active, working components of the system are the silicon photovoltaic cells, the small
electrical leads connecting them together, and to the wires coming out of the back of the panel. The
electricity generating and conducting components makeup less than 5% of the weight of most panels. The
PV cell itself is nearly 100% silicon, and silicon is the second most common element in the Earth's crust.
The silicon for PV cells is obtained by high-temperature processing of quartz sand (Si0Oy) that removes its
oxygen molecules. The refined silicon is converted to a PV cell by adding extremely small amounts of
boron and phosphorus, both of which are common and of very low toxicity.

The other minor components of the PV cell are also generally benign; however, some contain lead,
which is a human toxicant that is particularly harmful to young children. The minor components include
an extremely thin antireflective coating (silicon nitride or titanium dioxide), a thin layer of aluminum on
the rear, and thin strips of silver alloy that are screen-printed on the front and rear of cell.” In order for
the front and rear electrodes to make effective electrical contact with the proper layer of the PV cell, other
materials (called glass frit) are mixed with the silver alloy and then heated to etch the metals into the cell.
This glass frit historically contains a small amount of lead (Pb) in the form of lead oxide. The 60 or 72 PV
cells in a PV panel are connected by soldering thin solder-covered copper tabs from the back of one cell
to the front of the next cell. Traditionally a tin-based solder containing some lead (Pb) is used, but some
manufacturers have switched to lead-free solder. The glass frit and/or the solder may contain trace amounts
of other metals, potentially including some with human toxicity such as cadmium. However, testing to
simulate the potential for leaching from broken panels, which is discussed in more detail below, did not
find a potential toxicity threat from these trace elements. Therefore, the tiny amount of lead in the grass
frit and the solder is the only part of silicon PV panels with a potential to create a negative health impact.
However, as described below, the very limited amount of lead involved and its strong physical and
chemical attachment to other components of the PV panel means that even in worst-case scenarios the
health hazard it poses is insignificant.

As with many electronic industries, the solder in silicon PV panels has historically been a lead-
based solder, often 36% lead, due to the superior properties of such solder. However, recent advances in
lead-free solders have spurred a trend among PV panel manufacturers to reduce or remove the lead in their
panels. According to the 2015 Solar Scorecard from the Silicon Valley Toxics Coalition, a group that
tracks environmental responsibility of photovoltaic panel manufacturers, fourteen companies (increased
from twelve companies in 2014) manufacture PV panels certified to meet the European Restriction of
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Hazardous Substances (RoHS) standard. This means that the amount of cadmium and lead in the panels
they manufacture fall below the RoHS thresholds, which are set by the European Union and serve as the
world’s de facto standard for hazardous substances in manufactured goods.® The Restriction of Hazardous
Substances (RoHS) standard requires that the maximum concentration found in any homogenous material
in a produce is less than 0.01% cadmium and less than 0.10% lead, therefore, any solder can be no more
than 0.10% lead.’

While some manufacturers are producing PV panels that meet the RoHS standard, there is no
requirement that they do so because the RoHS Directive explicitly states that the directive does not apply
to photovoltaic panels.'® The justification for this is provided in item 17 of the current RoHS Directive:
“The development of renewable forms of energy is one of the Union’s key objectives, and the contribution
made by renewable energy sources to environmental and climate objectives is crucial. Directive
2009/28/EC of the European Parliament and of the Council of 23 April 2009 on the promotion of the use
of energy from renewable sources (4) recalls that there should be coherence between those objectives and
other Union environmental legislation. Consequently, this Directive should not prevent the development
of renewable energy technologies that have no negative impact on health and the environment and that
are sustainable and economically viable.”

The use of lead is common in our modern economy. However, only about 0.5% of the annual lead
consumption in the U.S. is for electronic solder for all uses; PV solder makes up only a tiny portion of this
0.5%. Close to 90% of lead consumption in the US is in batteries, which do not encapsulate the pounds of
lead contained in each typical automotive battery. This puts the lead in batteries at great risk of leaching
into the environment. Estimates for the lead in a single PV panel with lead-based solder range from 1.6 to
24 grams of lead, with 13g (less than half of an ounce) per panel seen most often in the literature.'! At 13
g/panel 12, each panel contains one-half of the lead in a typical 12-gauge shotgun shell. This amount
equates to roughly 1/750" of the lead in a single car battery. In a panel, it is all durably encapsulated from
air or water for the full life of the panel. 4

As indicated by their 20 to 30-year power warranty, PV modules are designed for a long service
life, generally over 25 years. For a panel to comply with its 25-year power warranty, its internal
components, including lead, must be sealed from any moisture. Otherwise, they would corrode and the
panel’s output would fall below power warranty levels. Thus, the lead in operating PV modules is not at
risk of release to the environment during their service lifetime. In extreme experiments, researchers have
shown that lead can leach from crushed or pulverized panels.'> '® However, more real-world tests
designed to represent typical trash compaction that are used to classify waste as hazardous or non-
hazardous show no danger from leaching. !’ '® For more information about PV panel end-of-life, see the
Panel Disposal section.

As illustrated throughout this section, silicon-based PV panels do not pose a material threat to
public health and safety. The only aspect of the panels with potential toxicity concerns is the very small
amount of lead in some panels. However, any lead in a panel is well sealed from environmental exposure
for the operating lifetime of the solar panel and thus not at risk of release into the environment.

b. Cadmium Telluride (CdTe) PV Panels
This subsection examines the components of a cadmium telluride (CdTe) PV panel. Research

demonstrates that they pose negligible toxicity risk to public health and safety while significantly reducing
the public’s exposure to cadmium by reducing coal emissions. As of mid-2016, a few hundred MWs of

February 2, 2024 Planning Commission Business Meeting 93 of 200



cadmium telluride (CdTe) panels, all manufactured by the U.S. company First Solar, have been installed
in North Carolina.

Questions about the potential health and environmental impacts from the use of this PV technology
are related to the concern that these panels contain cadmium, a toxic heavy metal. However, scientific
studies have shown that cadmium telluride differs from cadmium due to its high chemical and thermal
stability. !’ Research has shown that the tiny amount of cadmium in these panels does not pose a health or
safety risk.?? Further, there are very compelling reasons to welcome its adoption due to reductions in
unhealthy pollution associated with burning coal. Every GWh of electricity generated by burning coal
produces about 4 grams of cadmium air emissions.?' Even though North Carolina produces a significant
fraction of our electricity from coal, electricity from solar offsets much more natural gas than coal due to
natural gas plants being able to adjust their rate of production more easily and quickly. If solar electricity
offsets 90% natural gas and 10% coal, each 5-megawatt (5 MWac, which is generally 7 MWpc) CdTe
solar facility in North Carolina keeps about 157 grams, or about a third of a pound, of cadmium ou? of our
environment, 2% 23

Cadmium is toxic, but all the approximately 7 grams of cadmium in one CdTe panel is in the form
of a chemical compound cadmium telluride, * which has 1/100™ the toxicity of free cadmium.?
Cadmium telluride is a very stable compound that is non-volatile and non-soluble in water. Even in the
case of a fire, research shows that less than 0.1% of the cadmium is released when a CdTe panel is exposed
to fire. The fire melts the glass and encapsulates over 99.9% of the cadmium in the molten glass. *’

It is important to understand the source of the cadmium used to manufacture CdTe PV panels. The
cadmium is a byproduct of zinc and lead refining. The element is collected from emissions and waste
streams during the production of these metals and combined with tellurium to create the CdTe used in PV
panels. If the cadmium were not collected for use in the PV panels or other products, it would otherwise
either be stockpiled for future use, cemented and buried, or disposed of. ?® Nearly all the cadmium in old
or broken panels can be recycled which can eventually serve as the primary source of cadmium for new
PV panels. *’

Similar to silicon-based PV panels, CdTe panels are constructed of a tempered glass front, one
instead of two clear plastic encapsulation layers, and a rear heat strengthened glass backing (together
>98% by weight). The final product is built to withstand exposure to the elements without significant
damage for over 25 years. While not representative of damage that may occur in the field or even at a
landfill, laboratory evidence has illustrated that when panels are ground into a fine powder, very acidic
water is able to leach portions of the cadmium and tellurium, ** similar to the process used to recycle CdTe
panels. Like many silicon-based panels, CdTe panels are reported (as far back ask 19983!) to pass the
EPA’s Toxic Characteristic Leaching Procedure (TCLP) test, which tests the potential for crushed panels
in a landfill to leach hazardous substances into groundwater.? Passing this test means that they are
classified as non-hazardous waste and can be deposited in landfills.**>* For more information about PV
panel end-of-life, see the Panel Disposal section.

There is also concern of environmental impact resulting from potential catastrophic events
involving CdTe PV panels. An analysis of worst-case scenarios for environmental impact from CdTe PV
panels, including earthquakes, fires, and floods, was conducted by the University of Tokyo in 2013. After
reviewing the extensive international body of research on CdTe PV technology, their report concluded,
“Even in the worst-case scenarios, it is unlikely that the Cd concentrations in air and sea water will exceed
the environmental regulation values.”*> In a worst-case scenario of damaged panels abandoned on the
ground, insignificant amounts of cadmium will leach from the panels. This is because this scenario is
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much less conducive (larger module pieces, less acidity) to leaching than the conditions of the EPA’s
TCLP test used to simulate landfill conditions, which CdTe panels pass. *®

First Solar, a U.S. company, and the only significant supplier of CdTe panels, has a robust panel
take-back and recycling program that has been operating commercially since 2005.3” The company states
that it is “committed to providing a commercially attractive recycling solution for photovoltaic (PV) power
plant and module owners to help them meet their module (end of life) EOL obligation simply, cost-
effectively and responsibly.” First Solar global recycling services to their customers to collect and recycle
panels once they reach the end of productive life whether due to age or damage. These recycling service
agreements are structured to be financially attractive to both First Solar and the solar panel owner. For
First Solar, the contract provides the company with an affordable source of raw materials needed for new
panels and presumably a diminished risk of undesired release of Cd. The contract also benefits the solar
panel owner by allowing them to avoid tipping fees at a waste disposal site. The legal contract helps
provide peace of mind by ensuring compliance by both parties when considering the continuing trend of
rising disposal costs and increasing regulatory requirements.

c. CIS/CIGS and other PV technologies

Copper indium gallium selenide PV technology, often referred to as CIGS, is the second most
common type of thin-film PV panel but a distant second behind CdTe. CIGS cells are composed of a thin
layer of copper, indium, gallium, and selenium on a glass or plastic backing. None of these elements are
very toxic, although selenium is a regulated metal under the Federal Resource Conservation and Recovery
Act (RCRA).* The cells often also have an extremely thin layer of cadmium sulfide that contains a tiny
amount of cadmium, which is toxic. The promise of high efficiency CIGS panels drove heavy investment
in this technology in the past. However, researchers have struggled to transfer high efficiency success in
the lab to low-cost full-scale panels in the field. 3’ Recently, a CIGS manufacturer based in Japan, Solar
Frontier, has achieved some market success with a rigid, glass-faced CIGS module that competes with
silicon panels. Solar Frontier produces the majority of CIS panels on the market today. *’ Notably, these
panels are RoHS compliant,*! thus meeting the rigorous toxicity standard adopted by the European Union
even thought this directive exempts PV panels. The authors are unaware of any completed or proposed
utility-scale system in North Carolina using CIS/CIGS panels.

1.2.3 Panel End-of-Life Management

Concerns about the volume, disposal, toxicity, and recycling of PV panels are addressed in this
subsection. To put the volume of PV waste into perspective, consider that by 2050, when PV systems
installed in 2020 will reach the end of their lives, it is estimated that the global annual PV panel waste
tonnage will be 10% of the 2014 global e-waste tonnage.** In the U.S., end-of-life disposal of solar
products is governed by the Federal Resource Conservation and Recovery Act (RCRA), as well as state
policies in some situations. RCRA separates waste into hazardous (not accepted at ordinary landfill) and
solid waste (generally accepted at ordinary landfill) based on a series of rules. According to RCRA, the
way to determine if a PV panel is classified as hazardous waste is the Toxic Characteristic Leaching
Procedure (TCLP) test. This EPA test is designed to simulate landfill disposal and determine the risk of
hazardous substances leaching out of the landfill. ****#5 Multiple sources report that most modern PV
panels (both crystalline silicon and cadmium telluride) pass the TCLP test.***’” Some studies found that
some older (1990s) crystalline silicon panels, and perhaps some newer crystalline silicon panels (specifics
are not given about vintage of panels tested), do not pass the lead (Pb) leachate limits in the TCLP test.*®
49
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The test begins with the crushing of a panel into centimeter-sized pieces. The pieces are then mixed
in an acid bath. After tumbling for eighteen hours, the fluid is tested for forty hazardous substances that
all must be below specific threshold levels to pass the test. Research comparing TCLP conditions to
conditions of damaged panels in the field found that simulated landfill conditions provide overly
conservative estimates of leaching for field-damaged panels.*>* Additionally, research in Japan has found
no detectable Cd leaching from cracked CdTe panels when exposed to simulated acid rain. >!

Although modern panels can generally be landfilled, they can also be recycled. Even though recent
waste volume has not been adequate to support significant PV-specific recycling infrastructure, the
existing recycling industry in North Carolina reports that it recycles much of the current small volume of
broken PV panels. In an informal survey conducted by the NC Clean Energy Technology Center survey
in early 2016, seven of the eight large active North Carolina utility-scale solar developers surveyed
reported that they send damaged panels back to the manufacturer and/or to a local recycler. Only one
developer reported sending damaged panels to the landfill.

The developers reported at that time that they are usually paid a small amount per panel by local
recycling firms. In early 2017, a PV developer reported that a local recycler was charging a small fee per
panel to recycle damaged PV panels. The local recycling firm known to authors to accept PV panels
described their current PV panel recycling practice as of early 2016 as removing the aluminum frame for
local recycling and removing the wire leads for local copper recycling. The remainder of the panel is sent
to a facility for processing the non-metallic portions of crushed vehicles, referred to as “fluff” in the
recycling industry.>? This processing within existing general recycling plants allows for significant
material recovery of major components, including glass which is 80% of the module weight, but at lower
yields than PV-specific recycling plants. Notably almost half of the material value in a PV panel is in the
few grams of silver contained in almost every PV panel produced today. In the long-term, dedicated PV
panel recycling plants can increase treatment capacities and maximize revenues resulting in better output
quality and the ability to recover a greater fraction of the useful materials. >* PV-specific panel recycling
technologies have been researched and implemented to some extent for the past decade, and have been
shown to be able to recover over 95% of PV material (semiconductor) and over 90% of the glass in a PV
panel. >

A look at global PV recycling trends hints at the future possibilities of the practice in our country.
Europe installed MW-scale volumes of PV years before the U.S. In 2007, a public-private partnership
between the European Union and the solar industry set up a voluntary collection and recycling system
called PV CYCLE. This arrangement was later made mandatory under the EU’s WEEE directive, a
program for waste electrical and electronic equipment. > Its member companies (PV panel producers)
fully finance the association. This makes it possible for end-users to return the member companies’
defective panels for recycling at any of the over 300 collection points around Europe without added costs.
Additionally, PV CYCLE will pick up batches of 40 or more used panels at no cost to the user. This
arrangement has been very successful, collecting and recycling over 13,000 tons by the end of 2015.%¢

In 2012, the WEEE Directive added the end-of-life collection and recycling of PV panels to its
scope. >’ This directive is based on the principle of extended-producer-responsibility. It has a global impact
because producers that want to sell into the EU market are legally responsible for end-of-life management.
Starting in 2018, this directive targets that 85% of PV products “put in the market” in Europe are recovered
and 80% is prepared for reuse and recycling.

The success of the PV panel collection and recycling practices in Europe provides promise for the

future of recycling in the U.S. In mid-2016, the US Solar Energy Industry Association (SEIA) announced
that they are starting a national solar panel recycling program with the guidance and support of many
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leading PV panel producers.>® The program will aggregate the services offered by recycling vendors and
PV manufacturers, which will make it easier for consumers to select a cost-effective and environmentally
responsible end-of-life management solution for their PV products. According to SEIA, they are planning
the program in an effort to make the entire industry landfill-free. In addition to the national recycling
network program, the program will provide a portal for system owners and consumers with information
on how to responsibly recycle their PV systems.

While a cautious approach toward the potential for negative environmental and/or health impacts
from retired PV panels is fully warranted, this section has shown that the positive health impacts of
reduced emissions from fossil fuel combustion from PV systems more than outweighs any potential risk.
Testing shows that silicon and CdTe panels are both safe to dispose of in landfills, and are also safe in
worst case conditions of abandonment or damage in a disaster. Additionally, analysis by local engineers
has found that the current salvage value of the equipment in a utility scale PV facility generally exceeds
general contractor estimates for the cost to remove the entire PV system. >% 0 6!

1.2.4 Non-Panel System Components (racking, wiring, inverter, transformer)

While previous toxicity subsections discussed PV panels, this subsection describes the non-panel
components of utility-scale PV systems and investigates any potential public health and safety concerns.
The most significant non-panel component of a ground-mounted PV system is the mounting structure of
the rows of panels, commonly referred to as “racking”. The vertical post portion of the racking is
galvanized steel and the remaining above-ground racking components are either galvanized steel or
aluminum, which are both extremely common and benign building materials. The inverters that make the
solar generated electricity ready to send to the grid have weather-proof steel enclosures that protect the
working components from the elements. The only fluids that they might contain are associated with their
cooling systems, which are not unlike the cooling system in a computer. Many inverters today are RoHS
compliant.

The electrical transformers (to boost the inverter output voltage to the voltage of the utility
connection point) do contain a liquid cooling oil. However, the fluid used for that function is either a non-
toxic mineral oil or a biodegradable non-toxic vegetable oil, such as BIOTEMP from ABB. These
vegetable transformer oils have the additional advantage of being much less flammable than traditional
mineral oils. Significant health hazards are associated with old transformers containing cooling oil with
toxic PCBs. Transfers with PCB-containing oil were common before PCBs were outlawed in the U.S. in
1979. PCBs still exist in older transformers in the field across the country.

Other than a few utility research sites, there are no batteries on- or off-site associated with utility-
scale solar energy facilities in North Carolina, avoiding any potential health or safety concerns related to
battery technologies. However, as battery technologies continue to improve and prices continue to decline
we are likely to start seeing some batteries at solar facilities. Lithium ion batteries currently dominate the
world utility-scale battery market, which are not very toxic. No non-panel system components were found
to pose any health or environmental dangers.

1.4 Operations and Maintenance — Panel Washing and Vegetation
Control
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Throughout the eastern U.S., the climate provides frequent and heavy enough rain to keep panels
adequately clean. This dependable weather pattern eliminates the need to wash the panels on a regular
basis. Some system owners may choose to wash panels as often as once a year to increase production,
but most in N.C. do not regularly wash any PV panels. Dirt build up over time may justify panel
washing a few times over the panels’ lifetime; however, nothing more than soap and water are required
for this activity.

The maintenance of ground-mounted PV facilities requires that vegetation be kept low, both for
aesthetics and to avoid shading of the PV panels. Several approaches are used to maintain vegetation at
NC solar facilities, including planting of limited-height species, mowing, weed-eating, herbicides, and
grazing livestock (sheep). The following descriptions of vegetation maintenance practices are based on
interviews with several solar developers as well as with three maintenance firms that together are
contracted to maintain well over 100 of the solar facilities in N.C. The majority of solar facilities in
North Carolina maintain vegetation primarily by mowing. Each row of panels has a single row of
supports, allowing sickle mowers to mow under the panels. The sites usually require mowing about once
a month during the growing season. Some sites employ sheep to graze the site, which greatly reduces the
human effort required to maintain the vegetation and produces high quality lamb meat. %

In addition to mowing and weed eating, solar facilities often use some herbicides. Solar facilities
generally do not spray herbicides over the entire acreage; rather they apply them only in strategic
locations such as at the base of the perimeter fence, around exterior vegetative buffer, on interior dirt
roads, and near the panel support posts. Also unlike many row crop operations, solar facilities generally
use only general use herbicides, which are available over the counter, as opposed to restricted use
herbicides commonly used in commercial agriculture that require a special restricted use license. The
herbicides used at solar facilities are primarily 2-4-D and glyphosate (Round-up®), which are two of the
most common herbicides used in lawns, parks, and agriculture across the country. One maintenance firm
that was interviewed sprays the grass with a class of herbicide known as a growth regulator in order to
slow the growth of grass so that mowing is only required twice a year. Growth regulators are commonly
used on highway roadsides and golf courses for the same purpose. A commercial pesticide applicator
license is required for anyone other than the landowner to apply herbicides, which helps ensure that all
applicators are adequately educated about proper herbicide use and application. The license must be
renewed annually and requires passing of a certification exam appropriate to the area in which the
applicator wishes to work. Based on the limited data available, it appears that solar facilities in N.C.
generally use significantly less herbicides per acre than most commercial agriculture or lawn
maintenance services.

2. Electromagnetic Fields (EMF)

PV systems do not emit any material during their operation; however, they do generate
electromagnetic fields (EMF), sometimes referred to as radiation. EMF produced by electricity is non-
ionizing radiation, meaning the radiation has enough energy to move atoms in a molecule around
(experienced as heat), but not enough energy to remove electrons from an atom or molecule (ionize) or to
damage DNA. As shown below, modern humans are all exposed to EMF throughout our daily lives
without negative health impact. Someone outside of the fenced perimeter of a solar facility is not exposed
to significant EMF from the solar facility. Therefore, there is no negative health impact from the EMF
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produced in a solar farm. The following paragraphs provide some additional background and detail to
support this conclusion.

Since the 1970s, some have expressed concern over potential health consequences of EMF from
electricity, but no studies have ever shown this EMF to cause health problems. % These concerns are based
on some epidemiological studies that found a slight increase in childhood leukemia associated with
average exposure to residential power-frequency magnetic fields above 0.3 to 0.4 puT (microteslas) (equal
to 3.0 to 4.0 mG (milligauss)). uT and mG are both units used to measure magnetic field strength. For
comparison, the average exposure for people in the U.S. is one mG or 0.1 uT, with about 1% of the
population with an average exposure in excess of 0.4 pT (or 4 mG).% These epidemiological studies,
which found an association but not a causal relationship, led the World Health Organization’s International
Agency for Research on Cancer (IARC) to classify ELF magnetic fields as “possibly carcinogenic to
humans”. Coffee also has this classification. This classification means there is limited evidence but not
enough evidence to designate as either a “probable carcinogen” or “human carcinogen”. Overall, there is
very little concern that ELF EMF damages public health. The only concern that does exist is for long-term
exposure above 0.4 1T (4 mG) that may have some connection to increased cases of childhood leukemia.
In 1997, the National Academies of Science were directed by Congress to examine this concern and
concluded:

“Based on a comprehensive evaluation of published studies relating to the effects of
power-frequency electric and magnetic fields on cells, tissues, and organisms (including
humans), the conclusion of the committee is that the current body of evidence does not
show that exposure to these fields presents a human-health hazard. Specifically, no
conclusive and consistent evidence shows that exposures to residential electric and
magnetic fields produce cancer, adverse neurobehavioral effects, or reproductive and
developmental effects.”

There are two aspects to electromagnetic fields, an electric field and a magnetic field. The electric
field is generated by voltage and the magnetic field is generated by electric current, i.e., moving electrons.
A task group of scientific experts convened by the World Health Organization (WHO) in 2005 concluded
that there were no substantive health issues related to electric fields (0 to 100,000 Hz) at levels generally
encountered by members of the public. % The relatively low voltages in a solar facility and the fact that
electric fields are easily shielded (i.e., blocked) by common materials, such as plastic, metal, or soil means
that there is no concern of negative health impacts from the electric fields generated by a solar facility.
Thus, the remainder of this section addresses magnetic fields. Magnetic fields are not shielded by most
common materials and thus can easily pass through them. Both types of fields are strongest close to the
source of electric generation and weaken quickly with distance from the source.

The direct current (DC) electricity produced by PV panels produce stationary (0 Hz) electric and
magnetic fields. Because of minimal concern about potential risks of stationary fields, little scientific
research has examined stationary fields’ impact on human health. ®” In even the largest PV facilities, the
DC voltages and currents are not very high. One can illustrate the weakness of the EMF generated by a
PV panel by placing a compass on an operating solar panel and observing that the needle still points north.

While the electricity throughout the majority of a solar site is DC electricity, the inverters convert
this DC electricity to alternating current (AC) electricity matching the 60 Hz frequency of the grid.
Therefore, the inverters and the wires delivering this power to the grid are producing non-stationary EMF,
known as extremely low frequency (ELF) EMF, normally oscillating with a frequency of 60 Hz. This
frequency is at the low-energy end of the electromagnetic spectrum. Therefore, it has less energy than
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other commonly encountered types of non-ionizing radiation like radio waves, infrared radiation, and
visible light.

The wide use of electricity results in background levels of ELF EMFs in nearly all locations where
people spend time — homes, workplaces, schools, cars, the supermarket, etc. A person’s average exposure
depends upon the sources they encounter, how close they are to them, and the amount of time they spend
there. ®® As stated above, the average exposure to magnetic fields in the U.S. is estimated to be around one
mG or 0.1 uT, but can vary considerably depending on a person’s exposure to EMF from electrical devices
and wiring.® At times we are often exposed to much higher ELF magnetic fields, for example when
standing three feet from a refrigerator the ELF magnetic field is 6 mG and when standing three feet from
a microwave oven the field is about 50 mG.’® The strength of these fields diminish quickly with distance
from the source, but when surrounded by electricity in our homes and other buildings moving away from
one source moves you closer to another. However, unless you are inside of the fence at a utility-scale solar
facility or electrical substation it is impossible to get very close to the EMF sources. Because of this, EMF
levels at the fence of electrical substations containing high voltages and currents are considered “generally

negligible”.”! 72

The strength of ELF-EMF present at the perimeter of a solar facility or near a PV system in a
commercial or residential building is significantly lower than the typical American’s average EMF
exposure. >+ Researchers in Massachusetts measured magnetic fields at PV projects and found the
magnetic fields dropped to very low levels of 0.5 mG or less, and in many cases to less than background
levels (0.2 mG), at distances of no more than nine feet from the residential inverters and 150 feet from the
utility-scale inverters.”> Even when measured within a few feet of the utility-scale inverter, the ELF
magnetic fields were well below the International Commission on Non-lonizing Radiation Protection’s
recommended magnetic field level exposure limit for the general public of 2,000 mG.’® It is typical that
utility scale designs locate large inverters central to the PV panels that feed them because this minimizes
the length of wire required and shields neighbors from the sound of the inverter’s cooling fans. Thus, it is
rare for a large PV inverter to be within 150 feet of the project’s security fence.

Anyone relying on a medical device such as pacemaker or other implanted device to maintain
proper heart thythm may have concern about the potential for a solar project to interfere with the operation
of his or her device. However, there is no reason for concern because the EMF outside of the solar facility’s
fence is less than 1/1000 of the level at which manufacturers test for ELF EMF interference, which is
1,000 mG.”” Manufacturers of potentially affected implanted devices often provide advice on
electromagnetic interference that includes avoiding letting the implanted device get too close to certain
sources of fields such as some household appliances, some walkie-talkies, and similar transmitting
devices. Some manufacturers’ literature does not mention high-voltage power lines, some say that
exposure in public areas should not give interference, and some advise not spending extended periods of
time close to power lines. 8

3. Electric Shock and Arc Flash Hazards

There is a real danger of electric shock to anyone entering any of the electrical cabinets such as
combiner boxes, disconnect switches, inverters, or transformers; or otherwise coming in contact with
voltages over 50 Volts.” Another electrical hazard is an arc flash, which is an explosion of energy that
can occur in a short circuit situation. This explosive release of energy causes a flash of heat and a
shockwave, both of which can cause serious injury or death. Properly trained and equipped technicians
and electricians know how to safely install, test, and repair PV systems, but there is always some risk of
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injury when hazardous voltages and/or currents are present. Untrained individuals should not attempt to
inspect, test, or repair any aspect of a PV system due to the potential for injury or death due to electric
shock and arc flash, The National Electric Code (NEC) requires appropriate levels of warning signs on all
electrical components based on the level of danger determined by the voltages and current potentials. The
national electric code also requires the site to be secured from unauthorized visitors with either a six-foot
chain link fence with three strands of barbed wire or an eight-foot fence, both with adequate hazard
warning signs.

4. Fire Safety

The possibility of fires resulting from or intensified by PV systems may trigger concern among
the general public as well as among firefighters. However, concern over solar fire hazards should be
limited because only a small portion of materials in the panels are flammable, and those components
cannot self-support a significant fire. Flammable components of PV panels include the thin layers of
polymer encapsulates surrounding the PV cells, polymer backsheets (framed panels only), plastic junction
boxes on rear of panel, and insulation on wiring. The rest of the panel is composed of non-flammable
components, notably including one or two layers of protective glass that make up over three quarters of
the panel’s weight.

Heat from a small flame is not adequate to ignite a PV panel, but heat from a more intense fire or
energy from an electrical fault can ignite a PV panel. 3 One real-world example of this occurred during
July 2015 in an arid area of California. Three acres of grass under a thin film PV facility burned without
igniting the panels mounted on fixed-tilt racks just above the grass.®' While it is possible for electrical
faults in PV systems on homes or commercial buildings to start a fire, this is extremely rare. %> Improving
understanding of the PV-specific risks, safer system designs, and updated fire-related codes and standards
will continue to reduce the risk of fire caused by PV systems.

PV systems on buildings can affect firefighters in two primary ways, 1) impact their methods of
fighting the fire, and 2) pose safety hazard to the firefighters. One of the most important techniques that
firefighters use to suppress fire is ventilation of a building’s roof. This technique allows superheated toxic
gases to quickly exit the building. By doing so, the firefighters gain easier and safer access to the building,
Ventilation of the roof also makes the challenge of putting out the fire easier. However, the placement of
rooftop PV panels may interfere with ventilating the roof by limiting access to desired venting locations.

New solar-specific building code requirements are working to minimize these concerns. Also, the
latest National Electric Code has added requirements that make it easier for first responders to safely and
effectively turn off a PV system. Concern for firefighting a building with PV can be reduced with proper
fire fighter training, system design, and installation. Numerous organizations have studied fire fighter
safety related to PV. Many organizations have published valuable guides and training programs. Some
notable examples are listed below.

e The International Association of Fire Fighters (IAFF) and International Renewable Energy Council
(IREC) partnered to create an online training course that is far beyond the PowerPoint click-and-
view model. The self-paced online course, “Solar PV Safety for Fire Fighters,” features rich video
content and simulated environments so fire fighters can practice the knowledge they’ve learned.
www.iaff.org/pvsafetytraining

e Photovoltaic Systems and the Fire Code: Office of NC Fire Marshal
e Fire Service Training, Underwriter's Laboratory
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e Firefighter Safety and Response for Solar Power Systems, National Fire Protection Research
Foundation

¢ Bridging the Gap: Fire Safety & Green Buildings, National Association of State Fire Marshalls

e Guidelines for Fire Safety Elements of Solar Photovoltaic Systems, Orange County Fire Chiefs
Association

e Solar Photovoltaic Installation Guidelines, California Department of Forestry & Fire Protection,
Office of the State Fire Marshall

e PV Safety & Firefighting, Matthew Paiss, Homepower Magazine

e PV Safety and Code Development: Matthew Paiss, Cooperative Research Network

Summary

The purpose of this paper is to address and alleviate concerns of public health and safety for
utility-scale solar PV projects. Concerns of public health and safety were divided and discussed in the
four following sections: (1) Toxicity, (2) Electromagnetic Fields, (3) Electric Shock and Arc Flash, and
(4) Fire. In each of these sections, the negative health and safety impacts of utility-scale PV
development were shown to be negligible, while the public health and safety benefits of installing these
facilities are significant and far outweigh any negative impacts.
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UTILITY NOTICE REQUIRED:

Sheet List Table

Sheet Number Sheet Title
01 COVER SHEET
02 DEQ SWM COVER SHEET
03 GENERAL NOTES
04 BOUNDARY SURVEY
05 EXISTING CONDITIONS PLAN
06 EXISTING CONDITIONS PLAN
07 EXISTING CONDITIONS PLAN
08 EXISTING CONDITIONS PLAN
09 EXISTING CONDITIONS PLAN
10 EXISTING CONDITIONS PLAN
11 SITE LAYOUT OVERALL
12 SITE CIRCULATION & ACCESS PLAN
13 EROSION AND SEDIMENT CONTROL NARRATIVE
14 EROSION AND SEDIMENT CONTROL PLAN
15 EROSION AND SEDIMENT CONTROL PLAN
16 EROSION AND SEDIMENT CONTROL PLAN
17 EROSION AND SEDIMENT CONTROL PLAN
18 EROSION AND SEDIMENT CONTROL PLAN
19 EROSION AND SEDIMENT CONTROL PLAN
20 EROSION AND SEDIMENT CONTROL DETAILS
21 SEDIMENT BASIN CALCULATIONS
22 SITE LAYOUT PLAN
23 SITE LAYOUT PLAN
24 SITE LAYOUT PLAN
25 SITE LAYOUT PLAN
26 SITE LAYOUT PLAN
27 SITE LAYOUT PLAN
28 SWM FACILITIES NARRATIVE AND DETAILS
29 SWM FACILITIES DETAILS
30 SWM FACILITIES DETAILS
3 SWM FACILITY 1 GRADING AND OUTFALL PLAN
32 SWM FACILITY 2 GRADING AND OUTFALL PLAN
33 SWM FACILITY 3 GRADING AND OUTFALL PLAN
34 SWM FACILITY 4 GRADING AND OUTFALL PLAN
35 ELECTRICAL YARD GRADING PLAN
36 DEQ WATER QUALITY MAP
37 DEQ WATER QUALITY COMPLIANCE CALCULATIONS
38 DEQ VRRM EASEMENT METES AND BOUNDS EXHIBIT
39 VRRM EASEMENT PLANTING PLAN
40 PRE-DEVELOPMENT DRAINAGE MAP
41 POST-DEVELOPMENT DRAINAGE MAP
42 OVERALL PERIMETER LANDSCAPE PLAN
43 PERIMETER LANDSCAPE PLAN
44 PERIMETER LANDSCAPE PLAN
45 PERIMETER LANDSCAPE PLAN
46 PERIMETER LANDSCAPE PLAN
47 PERIMETER LANDSCAPE PLAN
48 PERIMETER LANDSCAPE PLAN
49 VDOT WESTWOOD ROAD ENTRANCE PLAN AND PROFILE
50 VDOT TRIPLE J ROAD ENTRANCE PLAN AND PROFILE
51 SITE DETAILS

CONTRACTORS SHALL NOTIFY ALL PUBLIC UTILITY OPERATORS WHO MAINTAIN UNDERGROUND UTILITY LINES IN THE
AREA OF PROPOSED EXCAVATING OR BLASTING AT LEAST TWO (2) WORKING DAYS, BUT NOT MORE THAN TEN (10)
WORKING DAYS, PRIOR TO COMMENCEMENT OF EXCAVATION OR DEMOLITION. NAMES AND TELEPHONE NUMBERS
OF THE OPERATORS OF UNDERGROUND UTILITY LINES APPEAR BELOW. THESE NUMBERS SHALL ALSO BE USED TO
SERVE IN AN EMERGENCY CONDITION.

WATER/SEWER:  CLARKE COUNTY HEALTH DEPARTMENT
100 BUCKMARSH STREET
BERRYVILLE, VA 22611
(540)-450-6282

POWER: SHENANDOAH VALLEY ELECTRIC COOP ~ RAPPAHANNOCK ELECTRIC COOP NORTHERN VIRGINIA ELECTRIC COOP
3463 VALLEY PIKE 137 KELLY COURT 10323 LOMOND DRIVE
WINCHESTER, VA 22602 FRONT ROYAL, VA 22630 MANASSAS, VA 20109
(540)-450-2051 1-800-552-3904 1-888-335-0500

PHONE: VERIZON
P.0. BOX 17398
BALTIMORE, MD 21297
(301)-954-6282

GAS: SHENANDOAH GAS CO.
P.0. BOX 2400
WINCHESTER, VA 22604
(540)-869-1111

COUNTY APPROVAL

APPROVING AUTHORITY
CHAIRMAN OF CLARKE COUNTY BOARD OF SUPERVISORS DATE
ZONING ADMINISTRATOR DATE
CONTRACT OWNER - BRADEN HOUSTON DATE

THESE PLANS ARE IN ACCORDANCE WITH CLARKE COUNTY STANDARDS AND ORDINANCES ANY DEVIATION OR
CHANGE IN THESE PLANS SHALL BE APPROVED BY THE ZONING ADMINISTRATOR PRIOR TO CONSTRUCTION.

APPROVAL OF THESE PLANS SHALL EXPIRE FIVE (5) YEARS FROM THE DATE OF PLANNING APPROVAL.
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PB. 11, PG 62

VICINITY MAP

SCALE: 1" = 3000’

NOTES:

1. THE PROPERTIES DELINEATED ON THIS PLAT ARE IDENTIFIED AS TAX
MAP NUMBERS 13—-A-13 AND 13-A-56.

2. THE PROPERTIES SHOWN HEREON ARE NOW IN THE NAME OF
BELLRINGER FARM, LLC AND WAS ACQUIRED FROM THE SALVATION
ARMY BY DEED DATED JULY 28, 2014 RECORDED IN DEED BOOK SEAL:
579 AT PAGE 419, AMONG THE LAND RECORDS OF CLARKE
COUNTY, VIRGINIA

&
)
SionaL €

REVISIONS

TAX MAP: 13 A 13

3. BOUNDARY INFORMATION SHOWN HEREON BASED ON AN ACTUAL
FIELD RUN SURVEY PREFORMED IN NOVEMBER THRU DECEMBER OF
2020 BY WILLIAM H. GORDON ASSOCIATES, INC.

4. TITLE REPORT FURNISHED BY CHICAGO TITLE INSURANCE COMPANY,
COMMITMENT NO. VA2001924, HAVING AN EFFECTIVE DATE OF
OCTOBER 16, 2020.

NOT ALL EASEMENTS ARE SHOWN ON THE SURVEY.

THIS PLAT IS FOR PERIMETER BOUNDARY ONLY AND IS NOT
INTENDED TO CONSOLIDATE EXISTING PARCELS OR TRACTS OF
RECORD THAT ARE PORTIONS OF THE TOTAL AREA OF THE
PROPERTY.

THE SUBJECT PROPERTIES ARE LOCATED WITHIN AN AREA HAVING A
ZONE DESIGNATION X" AREA DETERMINED TO BE OUTSIDE THE
0.2% ANNUAL CHANCE FLOODPLAIN BY THE FEDERAL EMERGENCY
MANAGEMENT AGENCY (FEMA), ON FLOOD INSURANCE RATE MAP
NO. 51043C0045D, WITH A DATE OF IDENTIFICATION OF
09/28/2007, WHICH IS THE CURRENT FLOOD INSURANCE RATE
MAP FOR THE COMMUNITY IN WHICH SAID PREMISES ARE SITUATED.

BELLRINGER FARM, LLC

DEED BOOK: 579, PAGE 419
TAX MAPS 13 A 13 AND 13 A 56

17,442,182 SQUARE FEET (TOTAL)
OR 400.417 ACRES (TOTAL)

THE MERIDIAN USED FOR THIS SURVEY IS BASED ON THE PLAT
RECORDED IN PLAT BOOK 11, PAGE 62.

5.12/08/2023 - REVISED PER ADJUSTED LAYOUT AND COUNTY COMMENTS

3. 05/19/2023 - REVISED WITH ADDITIONAL ENTRANCE & FENCE UPDATE
6. 01/23/2023 - REVISED PER COUNTY COMMENTS

1. 08/15/2022 - REVISED PER DEQ AND COUNTY COMMENTS
2. 04/03/2023 - REVISED PER DEQ AND COUNTY COMMENTS
4.07/21/2023 - REVISED PER DEQ & VDOT COMMENTS
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THE RESPONSIBLE LAND DISTURBER IS
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EROSION & SEDIMENT CONTROL LEGEND

KEY KEY SYMBOL DESCRIPTION
3.0 TEMPORARY STABILIZED
' CONSTRUCTION ENTRANCE
303 CONSTRUCTION ROAD
' STABILIZATION
305 @ i SUPER SILT FENCE
3.05 @ SF SILT FENCE

TEMPORARY DIVERSION DIKE &

3098311 RIGHT OF WAY DIVERSION

3.14 @ TEMPORARY SEDIMENT BASIN
116 @ OUTLET PROTECTION

: (FOR DETAILS, SEE SHEET ##)
320 oy ROCK CHECK DAM
330 @ TOPSOILING
331 @ TEMPORARY SEEDING
332 PERMANENT SEEDING
335 @ MULCHING

TREE PRESERVATION &
33 " PROTECTION
339 DUST CONTROL
< DRAINAGE DIVIDE
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CRITICAL AREAS - SINKHOLES ARE THE ONLY KNOWN
CRITICAL AREAS KNOWN TO EXIST ON-SITE. THESE AREAS
ARE TO BE PROTECTED WITH SUPER SILT FENCE. A 100'
SUPER SILT FENCE BUFFER SHALL BE PROVIDED UNTIL ALL
IMPROVEMENTS OUTSIDE OF THAT BUFFER ARE COMPLETE.
THEN THE SUPER SILT FENCE BUFFER IS TO BE REDUCED TO
THE 25' BUFFER AND THE REMAINING IMPROVEMENTS TO BE
COMPLETED.

CONSTRUCTION PHASING

AFTER THE SEDIMENT BASINS AND EROSION AND SEDIMENT CONTROL MEASURES HAVE
BEEN INSTALLED, CONTRACTOR SHALL LIMIT CONSTRUCTION TO PHASE 1 AREA.
CONTRACTOR SHALL NOT BEGIN IMPROVEMENTS WITHIN THE PHASE 2 AREA UNTIL THE
PHASE 1 AREA WORK HAS BEEN COMPLETED AND STABILIZED.
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GENERAL CONDITIONS STANDARDS S
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SCOPE OF WORK A.  PLANTS WILL BE IN ACCORDANCE WITH THE CURRENT ANS| N/F @)
760.1-1996 STANDARDS AND CONFORM IN GENERAL 9 WILLIAM K POSTHUMUS O
THE LANDSCAPE CONTRACTOR SHALL PROVIDE ALL MATERIALS, LABOR REPRESENTATIVE SPECIES. & KA LARSON E
AND EQUIPMENT TO COMPLETE ALL LANDSCAPE WORK AS SHOWNON ~ B.  BALLED AND BURLAPPED (B&B) D.B. 455, PG. 479 ,_‘3
THE PLANS AND SPECIFICATIONS 1. BALLED AND BURLAPPED PLANTS SHALL BE DUG WITH FIRM TM.13AS55 =
ROOT BALLS FREE OF NOXIOUS WEEDS. THERE SHOULD BE NO
NOTE: IF CONTRACTOR BIDS ACCORDING TO THE PLANT LIST, HE/SHE EXCESS SOIL ON TOP OF THE ROOTBALL OR AROUND THE NIF NIF 00 150 0 300 600 900
SHOULD THOROUGHLY CHECK THE PLANT LIST QUANTITIES WITH THE TRUNK. CLAYLAND FARMS, ING DENNIS W & ROBIN
SYMBOLS DRAWN ON THE PLAN, TO BE SURE THERE ARE NO 2. BALL SIZES SHALL BE IN ACCORDANCE WITH ANSI Z60.1-1996 D.B. 130, PG. 756 RICHARDSON GRAPHICAL SCALE: 1"=300' '
DISCREPENCIES. IF THERE IS A DISCREPENCY BETWEEN THE DRAWING STANDARDS. TM.13A16 D.B. 254, PG. 405
AND THE LIST ON THE PLANS, THE DRAWING TAKES PRECEDENCE. 3. CALIPER AND HEIGHT MEASUREMENT: IN SIZE GRADING B&B TM. 13 A 558
SINGLE TRUNK TREES, CALIPER SHALL TAKE PRECEDENCE OVER
STANDARDS HEIGHT. CALIPER FOR THE TRUNK SHALL BE TAKEN 6" ABOVE PROPOSED LANDSCAPE BUFFER DETAIL
GROUND LEVEL (UP TO AND INCLUDING 4" CALIPER SIZE) AND 12" I N.T.S.
ALL PLANT MATERIAL WILL CONFORM TO THE CURRENT ISSUE OF THE ABOVE THE GROUND LEVEL FOR LARGER TREES. FOR 2 ARBORVITAE
AMERICAN STANDARD FOR NURSERY STOCK PUBLISHED BY THE MULTIPLE-TRUNK TREES, HEIGHT MEASUREMENT SHALL TAKE 2, 125 125 /.GREEN GIANT"
AMERICAN NURSERY & LANDSCAPE ASSOCIATION (ANLA). PLANT PRECEDENCE OVER CALIPER. £3
MATERIAL MUST BE SELECTED FROM NURSERIES THAT HAVE BEEN C. CONTAINER - GROWN STOCK >
INSPECTED AND CERTIFIED BY STATE PLANT INSPECTORS. COLLECTED 1. THE SIZE OF CONTAINER-GROWN SHRUBS IS MEASURED BY B O O
MATERIAL MAY BE USED ONLY WHEN APPROVED BY OWNER'S HEIGHT AND WIDTH OF THE PLANT. CONTAINER-GROWN TREES %) o ,
REPRESENTATIVE. NOMENCLATURE WILL BE IN ACCORDANCE WITH ARE MEASURED BY THE SAME STANDARDS LISTED IN B.3. 2 Ny ot AN Q @ o 2 LANDSCAPE
HORTUS I BY L.H. BAILEY. ABOVE. THE ROOT SYSTEM OF CONTAINER-GROWN PLANTS -B. 921, P '
SHALL BE WELL DEVELOPED AND WELL DISTRIBUTED THROUGH TM.13A47 PL
SUBSTITUTIONS: PRE-BID OUT THE CONTAINER. NFF 25
2. ALL CONTAINER-GROWN TREES AND SHRUBS THAT HAVE FRANCIS W KRAEMER
IT IS THE LANDSCAPE CONTRACTOR'S RESPONSIBILITY TO MAKE EVERY CIRCLING (GIRDLING) AND MATED ROOTS SHALL BE TREATED IN D.B. 523 PG. 58
REASONABLE EFFORT TO FIND THE PLANTS SPECIFIED BY THE THE FOLLOWING MANNER PRIOR TO PLANTING: SEPARATE THE TM. 13 A47A TREE COUNTY PER 625 SQUARE FEET
LANDSCAPE ARCHITECT. THE LANDSCAPE CONTRACTOR MAY OFFER ROOTS BY HAND, UNTANGLING SO CIRCLING ROOTS WILL NOT
SUBSTITUTIONS TO THE LANDSCAPE ARCHITECT FOR HIS/HER DAMAGE FUTURE OF THE PLANT. SEE PLANTING PROCEDURES | | O EVERGREEN TREE 2 TREES NOTE:
CONSIDERATION. THE LANDSCAPE CONTRACTOR WILL NOTIFY THE FOR ALL CONTAINER-GROWN TREES & SHRUBS IN THIS SECTION. —_— A MATURE TREE SPREAD OF
LANDSCAPE ARCHITECT IF THERE ARE ANY KNOWN DISEASES OR 3. ALL CONTAINER-GROWN PLANTS SHOULD BE GROUPED AND NIF NIF LANDSCAPE NOTES: 15' IS SHOWN ABOVE.
INSECT RESISTANT SPECIES THAT CAN BE SUBSTITUTED FOR A WATERED DAILY UNTIL THEY ARE PLANTED IN THE LANDSCAPE, FRANCIS KRAEMER FRANCIS KRAEMER .
SELECTED PEST-PRONE PLANT. THE CONTRACTOR SHALL SUBMIT A THE SOIL SHALL BE KEPT MOIST WITH THE EQUIVALENT OF D.B. 377 PG 428 D.B. 488 PG. 358,
BASE BID AS PER PLAN PLUS PRICE CLARIFICATIONS FOR ALL ONE-INCH OF RAINFALL PER WEEK. PB.3, PG 18 TM. 13 A 46A A R A o T E
RECOMMENDED SUBSTITUTIONS. D.  PRUNING SHALL BE DONE BEFORE PLANTING OR DURING THE TM.13A46 ISSUANCE OF A CERTIFICATE OF OCCUPANCY TO BEGIN PRODUCING
PLANTING OPERATION, PRUNING DETAIL FOR TREES IN THIS ELECTRIC POWER REGARDLESS OF THE PHASING OF
ST PR E /S\ELC E&%T MATERIAL IN TRANSIT SHALL BE COVERED TO KEEP CONSTRUCTION. THE LANDSCAPING SHALL BE INSPECTED BY
IT IS THE INTENT TO ELIMINATE POST-BID SUBSTITUTIONS. HOWEVER, IN~ MATERIAL FROM DRYING GUT. THE COVERING SHALL COMPLY COUNTY STAFF ONE YEAR AFTER ISSUANCE OF THE CERTIFICATE OF LANDSCAPE REQUIREMENTS
; ' - OCCUPANCY TO DETERMINE VIABILITY OF PLANTINGS AND IDENTIFY
THEIR EVENT THAT THE CONTRACT MATERIAL HAS BECOME WITH THE STATE AND LOCAL LAWS PERTAINING TO THE ANY DEAD LANDSGAPING TO BE REMOVED. THE APPLICANT SHALL BE (BUFFER AREA 25 FEET AND WIDER)
UNAVAILABLE, AN APPROPRIATE SUBSTITUTION MUST BE APPROVED BY TRANSPORT OF MATERIALS. RESPONSIBLE FOR CONTACTING THE DEPARTMENT OF PLANTING TO
THE OWNER'S REPRESENTATIVE. F.  TREES SHALL BE PLACED IN AN UPRIGHT POSITION WITH THE SCHEDULE THIS INSPECTION.
ROOTBALL COVERED BY MULCH AND KEPT MOIST. TREES AND SMALL CANOPY TREE: 1/750 SQUARE FEET
UTILITIES AND UNDERGROUND FEATURES SHRUBS SHOULD NOT BE LEFT ON SITE UNPLANTED FOR MORE 2. MINOR DEVIATIONS FROM APPROVED LANDSCAPING PLAN. IN THE EVERGREEN TREE: 1/250 SQUARE FEET
THAN 24-HOURS WITHOUT ADEQUATE WATER TO INSURE ROOT L SET TREE LEVEL AND PLUMB——STRAIGHTEN EVENT THAT THE APPLICANT REQUESTS A MINOYR DEVIATION FROM SHRUB: 1/50 SQUARE FEET
THE LANDSCAPE CONTRACTOR SHALL NOTIFY UTILITY COMPANIES SURVIVAL. & AFTER SETTLEMENT IF REQUIRED. SET TREE THE APPROVED LANDSCAPING PLAN IN ORDER TO AVOID CONFLICTS
AND/OR THE GENERAL CONTRACTOR IN ADVANCE OF CONSTRUCTION WITH TOP 1/8 OF ROOT BALL ABOVE FINISHED WITH THE PLACEMENT OF PANELS THAT WOULD ADVERSELY IMPACT
TO LOCATE UTILITIES. IF THERE IS A CONFLICT WITH UTILITIES AND THE  INSPECTION GRADE THEIR EFFECTIVENESS, OR TO MOVER PLANTINGS TO MORE BUFFER AREA PROVIDED:
PLANTING, THE LANDSCAPE ARCHITECT SHALL BE RESPONSIBLE FOR % EFFECTIVE LOCATIONS ON THE SITE, SUCH DEVIATION SHALL BE 113.721 SQUARE FEET

RELOCATING PLANTS PRIOR TO THE PLANTING PROCESS. ANY COST
DUE TO RELOCATING AFTER PLANTING SHALL BE DONE BY THE OWNER.
IF PLANTS ARE TO BE INSTALLED IN AREAS THAT SHOW OBVIOUS POOR
DRAINAGE, AND THE PLANTS ARE INAPPROPRIATE FOR THAT
CONDITION, THE LANDSCAPE CONTRACTOR SHALL NOTIFY THE
LANDSCAPE ARCHITECT AND OWNER. IF THEY DEEM NECESSARY , THE
PLANTS SHALL BE RELOCATED, THE CONTRACT SHALL BE ADJUSTED
TO ALLOW FOR DRAINAGE CORRECTION AT A NEGOTIATED COST, OR
THE PLANT SELECTION MODIFIED BY THE LANDSCAPE ARCHITECT TO
ACCOMMODATE THE POOR DRAINAGE.

WARRANTY

THE STANDARD WARRANTY IS FOR ONE (1) YEAR PERIOD, EXCLUDING
BULBS, SOD AND ANNUAL, COMMENCING ON THE DATE OF INITIAL
ACCEPTANCE. ALL PLANTS SHALL BE ALIVE AND IN SATISFACTORY
GROWTH AT THE END OF THE GUARANTEE PERIOD. ANY MATERIAL
THAT IS 25% DEAD OR MORE SHALL BE CONSIDERED DEAD AND MUST
BE REPLACED AT NO CHARGE. A TREE SHALL BE CONSIDERED DEAD
WHEN THE MAIN LEADER HAS DIED BACK, OR 25% OF THE CROWN IS
DEAD. REPLACEMENTS SHALL BE OF THE SAME TYPE, SIZE AND
QUALITY AS ORIGINAL SPECIES UNLESS OTHERWISE NEGOTIATED.

, 2024 Planning Commission Business Meeting

A.  PLANTS MAY BE SUBJECT TO INSPECTION AND APPROVAL BY
THE OWNER OR OWNER'S REPRESENTATIVE AT THE PLACE OF
GROWTH OR HOLDING YARD FOR CONFORMITY TO
SPECIFICATION REQUIREMENTS AS TO QUALITY, SIZE AND
VARIETY.

B.  PLANTS DAMAGED IN HANDLING OR TRANSPORTATION CAN BE
REJECTED BY THE OWNER OR OWNER'S REPRESENTATIVES.

C. STATE NURSERY INSPECTION CERTIFICATES SHALL BE BE
FURNISHED TO THE LANDSCAPE ARCHITECT UPON REQUEST.

PLANTING PROCEDURES FOR ALL CONTAINED-GROWN TREES &

SHRUBS

A, REMOVE THE PLANT EITHER BY CUTTING OR INVERTING THE
CONTAINER.

B. FOR UNTREATED PLASTIC CONTAINER-GROWN PLANTS WITH
CIRCLING ROOTS, SEPARATE ROOTS BY HAND AND UNTANGLE
ROOTS THE LENGTH OF THE ROOTBALL.

C.  PLANT SHRUBS OR TREE A MINIMUM OF 3 OF THE HEIGHT OF THE
ROOTBALL ABOVE EXISTING GRADE.

D. APPLYA2TO 3" THICK LAYER OF APPROVED HARDWOOD
MULCH. KEEP MULCH 6" AWAY FROM THE TRUNK OF ALL TREES
AND SHRUBS.

E. PLANTS GROWN IN ROOT CONTAINMENT BAGS MUST HAVE BAGS
REMOVED DURING THE PLANTING OPERATION. NO ADDITIONAL
SLASHING OF THE ROOTBALL IS NECESSARY.

TYPICAL PLANTING DETAIL-EVERGREEN TREES

ENCASE WIRE AROUND TRUNCK IN BLACK
RUBBER HOSE. SECURE AT HEIGHT ABOVE
FINISHED GRADE EQUAL TO 1/3-1/2 OF TREE
REMOVE TOP 1/3 OF BURLAP AND CUT ROPE
AND/OR REMOVE WIRE BASKET FROM BALL

GUY WIRE #12 GAUGE

2” DOUBLE SHREDDED HARDWOOD

3” SOIL SAUCER
3 STAKES

BACKFILL
LIGHTLY COMPACTED SETTLING MOUND

SUBGRADE

(NOT TO SCALE)

DT-TREE3

3.

4,
5.

6.

7.

8.

PROVIDED ON A REVISED PLAN SHEET FOR REVIEW AND APPROVAL
BY STAFF. ADDITIONALLY, STAFF MAY REQUEST MINOR DEVIATIONS
FROM THE APPROVED LANDSCAPING PLAN, INCLUDING PROVISION
OF ADDITIONAL PLANTINGS, IN ORDER TO ENSURE THAT
SUPPLEMENTAL LANDSCAPING PROVIDES EFFECTIVE SCREENING OF
THE FACILITY FROM ADJACENT PROPERTIES. STAFF MAY CONSULT
WITH THE PLANING COMMISSION'S SITE PLAN COMMITTEE TO
DETERMINE WHETHER SUCH MINOR DEVIATIONS, REQUESTED
EITHER BY THE APPLICANT OR BY STAFF, IS CONSISTENT WITH THE
SPECIAL USE PERMIT AND SITE PLAN APPROVALS.

113,721 /625 = 181.95 X 2 = 363.91 = 364 TREES REQUIRED

TREE COUNT PROVIDED:
EVERGREEN TREE:

364 TREES

PERIMETER LANDSCAPE BUFFER TO BE INSTALLED PER CLARKE

LANDSCAPING BUFFER LEGEND:

COUNTY LANDSCAPING ORDINANCE 6-H-10
ALL SEEDING TO COMPLY WITH VESCH SPECIFICATIONS.

MULCHED FOUNDATION LANDSCAPE BEDS, AS SHOWN WITH 3" LAYER
OF MULCH.

AREAS DIRECTLY UNDER SOLAR PANELS AND BETWEEN ROWS ARE
TO BE GRASS, ROUTINE MOWING 3-4 TIMES PER YEAR SHALL OCCUR.

LIMITS OF LANDSCAPED AREAS (SEE PROPOSED
LANDSCAPE BUFFER DETAIL, THIS SHEET)

o

LIMITS OF EXISTING VEGETATED AREAS
TO REMAIN (SEE NOTE 2, THIS SHEET)

NATIVE PLANT MATERIALS AND LANDSCAPE MATERIALS HAVE BEEN
PROPOSED AND HAVE LOW WATER AND NUTRIENT REQUIREMENTS.

EXISTING AND PROPOSED LANDSCAPING SHALL BE MAINTAINED
THROUGHOUT THE LIFESPAN OF THE PROJECT IN ACCORDANCE
WITH THE CLARKE COUNTY ZONING ORDINANCE REQUIREMENTS.
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REVISIONS

5.12/08/2023 - REVISED PER ADJUSTED LAYOUT AND COUNTY COMMENTS

3. 05/19/2023 - REVISED WITH ADDITIONAL ENTRANCE & FENCE UPDATE
6. 01/23/2023 - REVISED PER COUNTY COMMENTS

1. 08/15/2022 - REVISED PER DEQ AND COUNTY COMMENTS
4.07/21/2023 - REVISED PER DEQ & VDOT COMMENTS

2. 04/03/2023 - REVISED PER DEQ AND COUNTY COMMENTS

OVERALL PERIMETER LANDSCAPE PLAN
BECKETT 50MW
SOLAR PROJECT
TAX MAP 13A, PARCEL 13; D.B. 579, PG. 419
RUSSELL ELECTION DISTRICT
CLARKE COUNTY, VIRGINIA
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MINIMUM ENTRANCE PAVEMENT SECTION:

NOT TO SCALE

15" HOT MIX ASPHALT SURFACE
COURSE (SM-9.5AL)

2.5"HOT MIX ASPHALT BASE
COURSE (IM-19.0)

— PP " ‘.‘

8" GRADED AGGREGATE BASE
(21A PLACED IN 2-LIFTS)

COMPACTED SUBGRADE
98% PER AASHTO-T99C

NOTES:

1. SOILS TESTS OF SUBGRADE MUST BE SUBMITTED FOR ACTUAL DETERMINATION
BASED ON CBR OF REQUIRED PAVEMENT SECTION THICKNESS PRIOR TO
CONSTRUCTION.

2. ALL BASE AND SUBGRADE MATERIAL SHALL BE COMPACTED TO 98%
THEORETICAL MAXIMUM DRY DENSITY AS DETERMINED BY AASHTO T99
METHOD C, WITHIN 2% OF OPTIMUM MOISTURE CONTENT.
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e —

VERTICAL SCALE: 1"=5'
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GRAPHICAL SCALE: 1"=50'
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Channel Report

Hydraflow Express Extension for Autodesk® Civil 3D® by Autodesk, Inc. Friday, Dec 8 2023

2 YR CHANNEL ANALYSIS
Triangular Highlighted
Side Slopes (z:1) = 3.00, 3.00 Depth (ft) = 0.36
Total Depth (ft) = 0.50 Q (cfs) = 1.000
Area (sqft) = 0.39
Invert Elev (ft) = 621.00 Velocity (ft/s) = 2.57
Slope (%) = 8.00 Wetted Perim (ft) = 2.28
N-Value = 0.050 Crit Depth, Yc (ft) = 0.37
Top Width (ft) = 2.16
Calculations EGL (ft) = 0.46
Compute by: Known Q
Known Q (cfs) = 1.00
Elev (f) Section
622.00 1.00
621.75 0.75
621.50 0.50
4

\ —— /,
621.25 0.25

621.00 0.00

620.75 -0.25
0 5 1 1.5 2 25 3 3.5 4

Reach (ft)

Depth (ft)

Channel Report

Hydraflow Express Extension for Autodesk® Civil 3D® by Autodesk, Inc. Friday, Dec 8 2023

10 YR CHANNEL ANALYSIS

Triangular Highlighted
Side Slopes (z:1) = 3.00, 3.00 Depth (ft) = 0.41
Total Depth (ft) = 0.50 Q (cfs) = 1.400
Area (sqft) = 0.50
Invert Elev (ft) = 621.00 Velocity (ft/s) = 2.78
Slope (%) = 8.00 Wetted Perim (ft) = 259
N-Value = 0.050 Crit Depth, Yc (ft) = 043
Top Width (ft) = 2.46
Calculations EGL (ft) = 0.53
Compute by: Known Q
Known Q (cfs) = 140
Elev (ft) Section Depth (ft)
622.00 1.00
621.75 0.75
621.50 0.50
A4

621.25 \ / 0.25

621.00 0.00

620.75 -0.25
0 5 1 1.5 2 25 3 3.5 4

Reach (ft)
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ADEQUATE CHANNEL ANALYSIS

Q=CiA
C = 051
A = 043
i2-YR)=  4.72inkhr

i(10-YR)=  6.50 infhr
Q=10CFS(2-YR)
Q=14 CFS(10- YR)

MINIMUM ENTRANCE PAVEMENT SECTION:

NOT TO SCALE

15" HOT MIX ASPHALT SURFACE
COURSE (SM-9.5AL)

2.5"HOT MIX ASPHALT BASE
COURSE (IM-19.0)

8" GRADED AGGREGATE BASE
(21A PLACED IN 2-LIFTS)

|

COMPACTED SUBGRADE
98% PER AASHTO-T99C

NOTES:

1. SOILS TESTS OF SUBGRADE MUST BE SUBMITTED FOR ACTUAL DETERMINATION
BASED ON CBR OF REQUIRED PAVEMENT SECTION THICKNESS PRIOR TO
CONSTRUCTION.

2. ALL BASE AND SUBGRADE MATERIAL SHALL BE COMPACTED TO 98%
THEORETICAL MAXIMUM DRY DENSITY AS DETERMINED BY AASHTO T99
METHOD C, WITHIN 2% OF OPTIMUM MOISTURE CONTENT.
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Clarke County Department of Planning
: I r e Berryville-Clarke County Government Center
101 Chalmers Court, Suite B

Berryville, VA 22611
TO: Planning Commissioners
FROM: Brandon Stidham, Planning Director
RE: Public Hearing, 2024 Transportation Plan
DATE: January 24, 2024

Item #4 on the Business Meeting agenda is the scheduled public hearing for the 2024
Transportation Plan. Enclosed is an updated draft with the only change from the previous
iteration being the Plan year (2023 to 2024). Draft motions are provided below for your
consideration. Please let me know if you have questions or concerns in advance of the Business
Meeting.

DRAFT MOTIONS
2024 TRANSPORTATION PLAN

TO RECOMMEND ADOPTION AS PRESENTED BY STAFEF:

| move to recommend adoption of the revised 2024 Transportation Plan, February
2, 2024 public hearing draft, as presented by Staff.

TO RECOMMEND ADOPTION WITH ADDITIONAL CHANGES:

| move to recommend adoption of the revised 2024 Transportation Plan, February
2, 2024 public hearing draft, subject to the following additional changes:

[state the specific changes by page number and line reference]

TO DEFER ACTION:

| move to defer action on the revised 2024 Transportation Plan until the March 1,
2024 Business Meeting.

(540) 955-5132
www.clarkecounty.gov
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l. INTRODUCTION

A. Executive Summary

The Clarke County Transportation Plan is an implementing component of the 2022 Clarke
County Comprehensive Plan. This iteration is an update of the 2013 Transportation Plan which
was the first standalone plan document. Prior to the 2013 version, transportation planning
objectives and strategies were included as a chapter within the Comprehensive Plan.

The purpose of the Transportation Plan is to identify and prioritize short and long-term
transportation network needs as they relate to the management of growth by the County and its
incorporated towns. The Plan is designed to comply with the requirements of Code of Virginia
§15.2-2223 which states the following:

As part of the comprehensive plan, each locality shall develop a transportation plan that
designates a system of transportation infrastructure needs and recommendations that include
the designation of new and expanded transportation facilities and that support the planned
development of the territory covered by the plan and shall include, as appropriate, but not be
limited to, roadways, bicycle accommodations, pedestrian accommodations, railways,
bridges, waterways, airports, ports, freight corridors, and public transportation facilities.
The plan shall recognize and differentiate among a hierarchy of roads such as expressways,
arterials, and collectors. In developing the plan, the locality shall take into consideration
how to align transportation infrastructure and facilities with affordable, accessible housing
and community services that are located within the territory in order to facilitate community
integration of the elderly and persons with disabilities. The Virginia Department of
Transportation shall, upon request, provide localities with technical assistance in preparing
such transportation plan.

Transportation plans are required by State code to be consistent with the Commonwealth
Transportation Board's Statewide Transportation Plan, the Six-Year Improvement Program, and
the location of routes to be followed by roads comprising systems of state highways.

The 2022 Comprehensive Plan’s Objective 12 on Transportation directs the specific
recommendations that are provided by this Transportation Plan. The Objective includes the
following policies:

Ensure that the County’s transportation system provides safe and efficient means for all
modes of travel for citizens and visitors through coordinated land use decision-making
and judicious use of limited fiscal resources.

1. Maintain a transportation plan that includes an inventory of the County’s existing
transportation network, planning assumptions, needs assessment, and
recommended future improvements.

2. Develop specific strategies for prioritizing transportation projects, responding to
new State and Federal projects in the County, and identifying new projects to
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improve safety or increase capacity of the public road system. Include policies on
bicycle and pedestrian facilities and commuter facilities.

3. Maintain the existing primary road system at its present level and upgrade it only
for safety purposes or planned traffic increases to the extent funds are provided
by the Virginia Department of Transportation.

4. Establish specific transportation planning policies in the area plans for the
County’s designated growth areas including but not limited to policies on
walkability, bicycle and pedestrian mobility, interconnected street networks,
traffic calming, and other modern techniques that support high quality
communities and neighborhoods.

5. Carefully assess the short- and long-range fiscal impacts of transportation
improvements when land-use decisions and plans are made.

6. Continue to maintain a County bicycle and pedestrian plan.

The Transportation Plan should be used in concert with the Comprehensive Plan and relevant
component plans to guide land use decisions and to prioritize investments in transportation
infrastructure. Objectives and strategies found in the Plan’s Chapter II provide specific guidance
and recommendations on implementation. Chapter Il1 contains a list of current County-wide
project priorities including scoping and planning-level cost estimates. Policies and required
transportation planning elements for the Town of Berryville are found in the Town’s
comprehensive plan and in the Berryville Area Plan for the designated annexation areas.
Elements for the Town of Boyce may be found in the Boyce Comprehensive Plan.

B. Summary Statement of Transportation Philosophy

As described in the Comprehensive Plan, Clarke County’s land use philosophy focuses
residential and commercial development into designated growth areas where it can be best
served by public infrastructure. These growth areas include the Towns of Berryville and Boyce
and the business intersections of Waterloo and Double Tollgate, all of which are served by
primary highways. This philosophy has successfully prevented sprawl and unplanned growth
which causes congestion and reduces level of service within the transportation network.

Hand in hand with directing growth to designated areas is the preservation of rural areas for
agriculture and open space. Tools such as sliding-scale zoning and the County’s conservation
easement program have ensured that rural areas have not become dotted with subdivisions and
unplanned business areas. An expectation has been established over decades that residents and
property owners in the County’s rural areas will have a rural level of service for infrastructure
including transportation. Increasing the capacity of roads and constructing new roads in rural
areas is unnecessary and can facilitate development pressures.

The County’s transportation philosophy can be summarized as follows:
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1. The Commonwealth of Virginia, through the Virginia Department of Transportation
(VDOT), is responsible for ensuring that Clarke County has a safe and efficient public
road network through professional guidance and provision of funding opportunities.

2. The capacity of existing public roads outside of the Towns and designated business
intersections, including the County’s primary highways, should not be expanded — even
to accommodate growth generated by adjoining jurisdictions. The County’s land use
philosophy ensures that no unplanned growth will be generated in the county to require
road capacity expansion in the rural areas.

3. The County will invest in road improvements to support existing towns and business
intersection areas which are consistent with the Comprehensive Plan and applicable
component plans. Road improvements in rural areas shall be limited to safety and
functional improvements.

4. The County expects developers of public and private projects to mitigate all impacts that
their projects may have on the County’s transportation network.

5. Private roads shall be designed to ensure safe connectivity to the public road network and
to minimize environmental impacts. Private roads are the sole responsibility of the
landowners and easement holders that use them — public funds shall not be used to
maintain private roads or to upgrade them to public roads.

C. Scope of Current Revision

The Clarke County Planning Commission adopted a resolution on January 4, 2019 to initiate a
review of the 2013 Transportation Plan. This resolution directed the review to include the
following issues:

1. Integrate new transportation funding programs adopted or modified since 2014, including
the Commonwealth of Virginia’s “Smart Scale” program, into the Transportation Plan.

2. Evaluate each priority improvement project to determine whether the project remains
relevant and would address current County needs, along with the likelihood of being
funded through State and/or Federal programs such as “Smart Scale.”

3. Evaluate whether to include new priority projects including the Town of Berryville’s
proposed southeastern collector road that may involve the extension of Jack Enders
Boulevard to U.S. 340.

4. Determine whether to integrate recommendations from the 2014 Town of Berryville-
Clarke County Bicycle and Pedestrian Plan into the Transportation Plan.

5. Determine whether to request the Virginia Department of Transportation to conduct new

transportation studies, such as a crossover study of the County’s four-lane divided
primary highways, to aid in developing future project and funding priorities.
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6. Coordinate any proposed changes to Comprehensive Plan Objective 12 (Transportation)
with any revised recommendations in the Transportation Plan.

In addition to these issues, the 2013 Plan’s strategies have been expanded into a more detailed
objectives/strategies format. This revision also addresses changes and new information
generated since 2013 including population and growth data from the 2020 Census.

D. Statistics and Growth Assumptions

As described in detail in the 2022 Clarke County Comprehensive Plan, the County’s land use
philosophy focuses residential and business growth into the incorporated towns of Berryville and
Boyce and utilizes robust land use controls and programs to ensure preservation of open lands
and agricultural operations in the unincorporated areas of the County. Subdivision of land
outside of the incorporated towns is limited by the County’s sliding-scale zoning system and
regulations to ensure that large parcels are maintained. The County also has an active
conservation easement purchase program and, together with the efforts of the Virginia Outdoors
Foundation and other preservation organizations, have facilitated the placement of approximately
25% of the total land area of Clarke County in permanent conservation easement. This approach
to growth management has resulted in the County experiencing a much lower growth rate over
the past few decades compared to surrounding jurisdictions.

The County’s land use policies also focus commercial growth into the incorporated towns and
two designated business growth areas at intersections of primary highways -- Waterloo (U.S.
50/17 and U.S. 340) and Double Tollgate (U.S. 340 and U.S. 522). The County has been
disciplined over the years in ensuring that commercial growth occurs predominantly in these
locations and at a scale that can be managed with minimal upgrades to the County’s
infrastructure. Public water and sewer — the primary catalyst for commercial growth — is
provided within the incorporated towns, the Waterloo intersection (U.S. 340 and U.S. 50/17),
and the Village of Millwood. Public water is provided to the Village of White Post. Plans to
extend public water and public sewer from Frederick County to the Double Tollgate intersection
(U.S. 340/Va. 277 and US 522) are also underway. Focusing public water and sewer into
designated growth areas helps to prevent haphazard commercial growth outside of these areas.

As depicted in the tables below, Clarke County’s growth rate has been much slower and is
expected to continue be slower in the future compared to our neighboring jurisdictions:
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TABLE 1 - Population and Growth Rates, 1950-2020

Jurisdiction* | 1950 1960 1970 1980 1990 2000 2010 2020

Clarke 7,074 7,942 8,102 9,965 | 12,101 | 12652 | 14,034 | 14,783
(12.2%) | (2.0%) | (23.0%) | (21.4%) | (45%) | (10.9%) | (5.3%)
Loudoun 21,147 | 24549 | 37,150 | 57,427 | 86,129 | 169599 | 312,311 | 420,959
(16.1%) | (51.3%) | (54.6%) | (50.0%) | (96.9%) | (84.1%) | (34.8%)
Frederick/City of | 31,378 | 37,061 | 48322 | 54,367 | 67,686 | 82,794 | 104508 | 119,539
Winchester (18.1%) | (30.4%) | (12.5%) | (24.5%) | (22.3%) | (26.2%) | (14.4%)
Warren 14801 | 14655 | 15301 | 21,200 | 26,142 | 31584 | 37575 | 40,727
(-1.0%) | (4.4%) | (38.6%) | (23.3%) | (20.8%) | (19.0%) | (8.4%)
Fauquier 21,248 | 24066 | 26,375 | 35889 | 48,860 | 55139 | 65203 | 72,972
(13.3%) | (10.0%) | (36.1%) | (36.1%) | (12.9%) | (18.3%) | (11.9%)

Fairfax 98,557 | 275,002 | 454,275 | 598,901 | 818,584 | 969,749 | 1,081,726 | 1,150,309
(179.0%) | (65.2%) | (31.8%) | (36.7%) | (18.4%) | (11.5%) | (6.3%)
Berkeley, WV | 30,359 | 33,791 | 36,356 | 46,775 | 59,253 | 75905 | 104,169 | 122,076
(11.3%) | (7.6%) | (28.7%) | (26.7%) | (28.1%) | (37.2%) | (17.2%)
Jefferson, WV | 17,184 | 18,665 | 21,280 | 30,302 | 35926 | 42,190 | 53,498 | 57,701
(8.6%) | (14.0%) | (42.4%) | (18.6%) | (17.4%) | (26.8%) | (7.9%)

Source: US Census 2020

TABLE 2 — Population Projections, 2020-2045

*County government unless otherwise specified

Jurisdiction 2020* 2025** Growth % 2035** Growth % 2045** Growth %
2020-2025 2025-2035 2035-2045

Clarke 14,783 14,894 .8% 15,560 4.5% 16,123 3.6%
Loudoun 420,959 492,696 17.0% 611,954 24.2% 726,245 18.7%
Frederick/City 119,539 127,265 6.5% 142,917 12.3% 157,526 10.2%
of Winchester
Warren 40,727 42,108 3.4% 45,679 8.5% 48,930 7.1%
Fauquier 72,972 75,046 2.8% 81,775 9.0% 87,928 7.5%
Fairfax 1,150,309 | 1,203,264 4.6% 1,276,124 6.1% 1,340,323 5.0%
Berkeley Co., 122,076 | 128,196*** 5.0% 144,886*** 13.0% No data No data
wvV
Jefferson Co., 57,701 62,463*** 8.3% 68,245*** 9.3% No data No data
wvV
Sources:
* US Census (2020)

** University of Virginia’s Weldon-Cooper Center (projections)
*** West Virginia University’s Bureau of Business and Economic Research unpublished data, published by the WV
Solid Waste Management Board

The County expects to continue to strengthen this philosophy in the coming years so growth

rates will continue to be well below those of our neighboring jurisdictions. As noted in Table 2
above, the County is projected to add approximately 1,340 new residents through the year 2045.

The County’s growth rate and land use approach translates into a conservative philosophy in
regards to transportation planning. As a matter of practice, the County focuses its limited
transportation funds on projects that provide substantial safety improvements or improve gravel-
surface roads as opposed to projects that expand the capacity of the public road network. The
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County supports efforts by the incorporated Towns to expand the safety and efficiency of their
internal road networks as the County’s designated growth areas. The County also supports
capacity and safety improvements to support new business growth at the intersections of
Waterloo and Double Tollgate in partnership with developers, landowners, and VDOT.

One of the major challenges in the future will be to balance the County’s transportation and land
use philosophies with increasing impacts generated by neighboring localities. The County is
generally opposed to expanding the capacity of its public road network including the State and
Federal primary highways as these projects could attract additional growth that would be
inconsistent with the County’s land use philosophies. Alternatives to adding capacity, including
expansion of commuting opportunities, should be pursued.

E. Existing Transportation Network

Clarke County is a rural, agricultural county with an area of 178 square miles and is located in
the Northern Shenandoah Valley. It is bordered by Frederick County to the west, Warren
County to the south, Loudoun and Fauquier Counties to the east, and Jefferson County, West
Virginia to the north. The County is bisected by the Shenandoah River and the eastern portion of
the County falls within the Blue Ridge Mountains. Population is centered in the two
incorporated towns of Berryville and Boyce along with the unincorporated villages of Millwood,
White Post, and Pine Grove. Business growth areas are designated at the intersections of
Waterloo and Double Tollgate.

Clarke County is not included in any metropolitan planning organization (MPO) study area but is
bordered by the Winchester-Frederick MPO to the west and the National Capital Region
Transportation Planning Board (TPB) area to the east.

1. Public Road System?
The Virginia Department of Transportation (VDOT) maintains all public roads within the

County with the exception of secondary streets within the Town of Berryville, which are
maintained by the Town. Public roads are classified by VDOT using the following terms:

o Other principal arterials — Roads that serve corridor movements of substantial statewide
or interstate travel and provide an integrated network without stub connections (dead
ends).

o Minor arterials — Roads that provide service for trips of moderate length, serve

geographic areas that are smaller than their higher arterial counterparts, and offer
connectivity to the higher arterial system. Minor arterials in rural areas link cities and
large towns, along with other major traffic generators, and form an integrated network
providing interstate and inter-county service.

! Source for functional classification is the Virginia Department of Transportation (VDOT) 2005 Functional
Classification map.
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o Major collectors — Roads that provide service to any county seat not on an arterial system
and to larger towns not directly served by arterial systems. Major collectors link these
places to nearby larger towns and cities or with arterial routes and serve the most
important intra-county travel corridors. Compared to minor collectors, major collectors
have lower connecting driveway densities, higher speed limits, are spaced at greater
intervals, have higher annual average traffic volumes, and may have more travel lanes.

o Minor collectors — Roads that collect traffic from local roads and bring all developed
areas within a reasonable distance of a collector roads. Minor collectors provide service
to the remaining smaller communities and link local traffic generators with rural areas.
They are typically spaced at intervals consistent with population density.

o Local roads — Roads that serve primarily as direct access to adjacent land. They provide
service to travel over relatively short distance as compared to collectors or other higher
systems. All roads not classified as an arterial or collector is classified as a local road.

The County’s major public road infrastructure consists of the following:

Federal Primary Highways

U.S. 50/17 — John Mosby Hwy

-- Frederick County line to Fauquier County line
-- Four-lane divided minor arterial

U.S. 340 — Lord Fairfax Hwy

-- Four-lane divided other principal arterial from West
Virginia state line to Va. Rt. 7 (Harry Byrd Highway)
-- Two-lane minor arterial from Va. Rt. 7 to U.S. 522
(Stonewall Jackson Highway)

-- Four-lane minor arterial from U.S. 522 to Warren
County line (runs concurrently with U.S. 522)

U.S. 522 — Stonewall Jackson Hwy

-- Four-lane minor arterial from Warren County line to
Frederick County line (runs concurrently with U.S. 340
from Warren County line to Double Tollgate
intersection)

State Primary Highways

Route # and Name

Segment, design, and classification

Va. 7 — Harry Byrd Hwy

-- Frederick County line to Loudoun County line
-- Four-lane divided other principal arterial

Va. 7 Business — West Main St and
East Main St (Town of Berryville)

-- Two-lane major collector

Va. 255 — Bishop Meade Rd

-- Lord Fairfax Hwy (U.S. 340) to John Mosby Hwy
(U.S. 50/17)
-- Two-lane major collector
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Classified Secondary Roads — Major Collectors
# Name Segment From/To
611 | Summit Point Rd Lord Fairfax Hwy (U.S. 340) to West Virginia state line
612 | Shepherds Mill Rd Lord Fairfax Hwy (U.S. 340) to Harry Byrd Hwy (Va. 7)
615 | First St East Main St (Va. Business 7) to Liberty St
616 | South Church St South Buckmarsh St (U.S. 340) to East Main St (Va. Business
7)
616 | North Church St East Main St (Va. Business 7) to Liberty St (Rt 1005)
620 | Browntown Rd Lord Fairfax Hwy (U.S. 340) to Bishop Meade Rd (Va. 255)
628 | Berrys Ferry Rd Lord Fairfax Hwy (U.S. 340) White Post Rd (Rt 658)
632 | Crums Church Rd Old Charles Town Rd (Rt 761) to Harry Byrd Hwy (Va. 7)
632 | Triple JRd Harry Byrd Hwy (Va. 7) to Senseny Rd (Rt 657)
636 | Westwood Rd West Main St (Va. Business 7) to Senseny Rd (Rt 657)
638 | Howellsville Rd John Mosby Hwy (U.S.50/17) to Warren County line
657 | Senseny Rd Lord Fairfax Hwy (U.S. 340) to Frederick County line
658 | White Post Rd Lord Fairfax Hwy (U.S. 340) to Carters Line Rd (Rt 627)
723 | Old Winchester Rd North Greenway Ave (U.S. 340) to Frederick County line
723 | Millwood Rd Bishop Meade Rd (Va 255) to John Mosby Hwy (U.S. 50/17)
761 | Old Charles Town Rd | Frederick County line to West Virginia state line
1005 | Liberty St First St (Rt 615) to N. Church St (Rt 616)
1035 | Moshy Blvd N. Buckmarsh St (U.S. 340) and West Main St (Va. Business
7)
1041 | Jackson St Mosby Blvd (Rt 1035) to West Main St (Va. Business 7)
Classified Secondary Roads — Minor Collectors
# Name Segment From/To
601 | Blue Ridge Mountain Rd | Harry Byrd Hwy (Va. 7) to John Mosby Hwy (U.S. 50/17)
601 | Raven Rocks Rd Harry Byrd Hwy (Va. 7) to West Virginia state line
606 | River Rd Harry Byrd Hwy (Va. 7) to Frogtown Rd (Rt 649)
606 | Mt. Carmel Rd John Mosby Hwy (U.S. 50/17) to Frogtown Rd (Rt 649)
608 | Wickliffe Rd Harry Byrd Hwy (Va. 7) to West Virginia state line
613 | Springsbury Rd Jack Enders Blvd (Rt 700) to Possum Hollow Rd (Rt 647)
615 | First St Liberty St (Rt 1005) to East Fairfax St (Rt T-1015)
616 | North Church St Liberty St (Rt 1005) to Bundy St (Rt 616)
616 | Bundy St North Church St (Rt 616) to North Buckmarsh St (U.S.
340)
617 | Briggs Rd Bishop Meade Rd (Va. 255) to Lockes Mill Rd (Rt 618)
624 | Red Gate Rd John Mosby Hwy (U.S. 50/17) to Warren County line
644 | Gun Barrel Rd John Mosby Hwy (U.S. 50/17) to Lord Fairfax Hwy (U.S.
340)
649 | Frogtown Rd River Rd (Rt 606) to Mt. Carmel Rd (Rt 606)
653 | Kimble Rd Harry Byrd Hwy (Va. 7) to Stringtown Rd (Rt 654)
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658 | Sugar Hill Rd White Post Rd (Rt 658) to Warren County line
661 | Brucetown Rd Swimley Rd (Rt 672) to Frederick County line
672 | Swimley Rd Brucetown Rd (Rt 661) to Old Charles Town Rd (Rt 761)
700 | Jack Enders Blvd East Main St (Va. Business 7) to Springsbury Rd (Rt 613)

A complete road classification table is located in Appendix B.

The County also has 22 unpaved public roads or road segments that are maintained by VDOT
totaling approximately 24.35 miles. Most of these roads have gravel surfaces with limited or
nonexistent shoulders and drainage areas. Below is a breakdown of the general location and
characteristics of these unpaved public roads. A full list is included in Appendix D.

East of the Shenandoah River — 5 roads, approximately 6.85 miles

West of the Shenandoah River — 17 roads, approximately 17.5 miles

Unpaved segments of paved roads — 7 roads, approximately 9.75 miles

Through roads (connects two paved public roads) — 11 roads, approximately 18.66 miles
Dead end roads — 11 roads, approximately 5.69 miles

VDOT’s Rural Rustic Roads program provides funding to hard surface unpaved public roads
which meet the following criteria:

Must currently be in the State Secondary System of public roads

Maximum traffic of 1,500 vehicles per day

Must be used predominately for local traffic

Must have minimal anticipated traffic growth

Board of Supervisors must pass a resolution designating the road as a Rural Rustic Road

Funding for the Rural Rustic Roads program can come from the locality’s annual six-year
secondary road construction budget or via direct application for funding, the latter of which
requires a public involvement process. Roads approved for funding would be paved with a
compacted or impervious surface with reestablishment of existing associated ditches and
shoulders. Trees, vegetation, side slopes, and open drainage along the roadway are typically left
undisturbed. Project costs are minimized by not requiring project engineering or acquiring right-
of-way from property owners.

2. Private Roads

There are over 300 private roads in the County that are recognized with an official County road
name by virtue of serving three or more addressable structures. Private roads are maintained
solely by the property owners that access the road or by an organized homeowners association.
As a long standing policy, the County does not expend public funds to maintain and repair
private roads or to accept private roads into the public road system. The County Subdivision
Ordinance requires all new subdivisions that will be served by private roads to include a note on
the plat indicating that the private road will never be maintained by Clarke County or the
Virginia Department of Transportation.

A complete list of private roads is located in Appendix C.
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3. Bicycle and Pedestrian Facilities

In 2014, the Town of Berryville and Clarke County accepted a joint Bicycle and Pedestrian Plan
which was produced by the Northern Shenandoah Valley Regional Commission (NSVRC).
NSVRC staff developed the Plan under the guidance of a steering committee consisting of Town
and County staff members, the Town’s chief of police, and a representative from the County
Planning Commission. The Plan contains a comprehensive overview of the existing
transportation network, recommendations for bicycle and pedestrian enhancements, and outdoor
recreational opportunities in the Town and County. It also contains an analysis of the
interconnectivity among on-street bicycle accommodations, pedestrian facilities, trails, parks,
and other points of interest or tourist destinations. The goal of the Plan is to inform future
planning efforts and tourism, marketing, and economic development initiatives. The Plan has
not been reviewed or updated since its 2014 completion.

The County currently does not have any Federal or state-designated bicycle routes.

Pedestrian facilities in the form of sidewalks and walking paths are found predominantly in the
incorporated towns and the business intersections at Waterloo and Double Tollgate. The
Appalachian Trail is located along the eastern portion of the County.

4. Railroads

The County is served by two rail lines. The primary line is a Norfolk Southern line that runs
from Warren County in the southeast to the West Virginia State line in the northeast portion of
the County. This line passes through both the Town of Berryville and Boyce with sidings
serving existing businesses located in Berryville. A second line, operated by CSX, passes
through the northern tip of the County from West Virginia to Frederick County near the
community of Wadesville.

There is no passenger train access in the County.

5. Airports

There are no public airports in the County although there are a handful of private airstrips that
are recognized by the Federal Aviation Administration. The closest public airports are
Winchester Regional Airport in eastern Frederick County and Washington Dulles International
Airport in Loudoun County.

6. Commuter Facilities

The Virginia Department of Transportation (VDOT) maintains two park-and-ride lots. The
larger of the two is located in Waterloo near the intersections of U.S. 50/17 and U.S. 340. This
facility contains 165 spaces and contains pick-up areas for commuter vans. The second lot is
located on the east side of U.S. 522/340 at the Virginia Department of Corrections facility. This
lot contains 24 spaces. RideSmart provides commuter assistance for residents of Clarke County
and the Northern Shenandoah Valley.
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1. PLAN OBJECTIVES AND STRATEGIES

This Chapter contains the 2024 Transportation Plan’s Objectives and Strategies. The Objectives
are statements of the County’s transportation planning philosophy and the Strategies are
recommended action items to be followed in order to implement the Objectives. The Objectives
and Strategies are consistent with the guidance set forth in the 2022 Comprehensive Plan.

Objective 1
Plan for a safe, cost-efficient, and cost-effective County-wide transportation network.

Strateqy 1
Conduct a formal evaluation of the Transportation Plan in conjunction with each five-

year review of the County’s Comprehensive Plan.

Strateqgy 2
Between five-year reviews of the Comprehensive Plan, evaluate the Transportation

Plan’s list of proposed improvement projects on an annual basis to gauge whether new
impacts or funding opportunities may impact the need or priority of the projects. Consult
with the Virginia Department of Transportation (VDOT) and Clarke County Sheriff’s
Office for input on these evaluations.

Strateqy 3

Consider supporting new projects which may not be on the Plan’s list of projects but that
arise between five-year review periods due to new or changed impacts or new funding
opportunities. Such projects shall be recommended for implementation by VDOT staff
and have a strong likelihood of receiving State and/or Federal funding.

Strateqy 4
Request VDOT to conduct new or update current safety studies along primary highways,

secondary roads, and intersections with safety concerns including but not limited to:

Lord Fairfax Highway (U.S. 340) corridor

Harry Byrd Highway (Va. Route 7) corridor

John Mosby Highway (U.S. 50/17) corridor

Double Tollgate intersection — U.S. 340/Va. 277 and U.S. 522
Waterloo intersection — U.S. 50/17 and U.S. 340

Request that VDOT provide recommendations on safety improvements including
implementation strategies, cost estimates, and likelihood of funding through VDOT’s
Smart Scale funding process and other programs.

Strategy 5
Ensure that developers mitigate impacts of their development projects on the safety and

functionality of the transportation network by providing required improvements.
Encourage voluntary provision of recommended improvements such as right-of-way
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dedication, sight distance improvements, turn lane and acceleration/deceleration lanes,
and off-site transportation improvements.

Objective 2
Continue to focus the County’s limited transportation funds and resources on projects that:

o Improve traffic safety and functionality within the Towns and business intersections

o Add compatible bicycle or pedestrian features

J Provide new or enhance existing commuting opportunities

o Replace existing gravel public roads or road segments with new hard surfaces
Strategy 1
Prioritize projects that would serve designated growth areas and either have a committed
funding source or would be a strong candidate for transportation funding through
programs such as Smart Scale.
Strateqy 2
Apply the County’s limited six-year secondary road construction funding towards
projects that improve safety, address stormwater impacts, or that hard-surface existing
gravel public roads. For projects to hard-surface gravel roads, solicit and evaluate public
comments from property owners and users of these roads before construction is
authorized.
Strateqy 3
Projects that add or improve the safety of bicycle and/or pedestrian accommodations in
designated growth areas should be supported. Bicycle and pedestrian projects along
secondary roads in the rural areas shall not require significant road widening, in particular
along the County’s scenic byways.
Strateqy 4
Private roads and access easements are the responsibility of the property owners that use
them. Public funds shall not be used for hard surfacing or other improvements, nor shall
public funds be used to bring these private roads and access easements into the public
road system for State maintenance.

Objective 3

Improvements to the transportation network shall be consistent with the County’s land use
philosophy and the recommendations of the Comprehensive Plan.

Strategy 1
Oppose public and private efforts to expand capacity of the County’s road network

outside of the incorporated towns and business growth areas including the State and
Federal primary highways. Improvement projects which may adversely impact
properties in conservation easement or the County’s scenic byways shall be avoided.
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Strateqgy 2
Support those projects contained within the corporate limits of and proposed by the

Towns of Berryville and Boyce that are consistent with the comprehensive plans of these
towns and compatible with the County’s land use and transportation philosophy.

Strateqy 3
Projects that propose new public roads or significant improvements to existing public

roads in designated growth areas shall be consistent with guidance from the following
component plans:

2022 Comprehensive Plan

Berryville annexation areas — Berryville Area Plan
Double Tollgate — Double Tollgate Area Plan
Waterloo — Waterloo Area Plan
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I1l.  PROPOSED TRANSPORTATION IMPROVEMENT PROJECTS AND STUDIES

Introduction

The projects and studies identified in this chapter are specifically designed to support the planned
growth within the two incorporated towns of Berryville and Boyce along with the business
intersections of Waterloo and Double Tollgate. The projects and studies also aim to improve
safety conditions outside of the growth areas along the County’s Federal and State primary
routes and secondary roads.

Aside from a few noted exceptions, many of these projects are either newly-identified or have
been in the County’s Transportation Plan for several years without recent evaluation. The
County should request that VDOT study each project over the upcoming Plan term and provide
the following guidance:

Whether there is still a need for the project

Whether the project scope should be modified

Whether the project estimate is accurate

The likelihood of each project being competitive for Federal and State funding, in
particular Smart Scale funding

Note that the project costs provided below are planning-level estimates only and do not reflect
actual costs derived from preliminary engineering work. Cost estimates were developed using
VDOT’s Statewide Planning Level Cost Estimates tool (January 2015, current version).

Background
The 2013 Transportation Plan contained the following unprioritized list of improvement projects:

o Intersection of US Route 340 (Lord Fairfax Highway) and US Routes 50/17 (John
Mosby Highway) at Waterloo — Safety and capacity improvements, improve two
existing right turn lanes to current urban design standards, reconfigure north and south
sides of intersection to add capacity when new development occurs.

o Intersection of Route 7 (Harry Byrd Highway) and Route 612 (Shepherds Mill
Road), approximately 3 miles east of Berryville — Safety improvements, upgrade two
existing turn lanes to VDOT standards.

o Intersection of US Route 340/277 (Lord Fairfax Highway) and US Route 522
(Stonewall Jackson Highway) at Double Tollgate — Safety and capacity improvements,
improve existing right and left turn lanes to current urban design standards, reconfigure
north and south sides of intersection to add capacity when new development occurs.

o Route 7 Business (West Main Street) from Route 7 (Harry Byrd Highway) to
Hermitage Boulevard in the Town of Berryville (approximately 1.2 miles of primary
highway) — Safety and capacity improvements, drainage improvements, addition of
bicycle and pedestrian facilities.
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o US Route 340 (Greenway Avenue) Drainage Issues in the Town of Boyce — Drainage
improvements.

o Route 7 Business (East Main Street) from Route 7 (Harry Byrd Highway) to
Norfolk Southern Railroad crossing (approximately 0.94 miles of primary
highway) — Safety and capacity improvements, drainage improvements, addition of
bicycle and pedestrian facilities.

o Park and Ride Lot, Route 7 (Harry Byrd Highway) near intersection of Route 7
Business one mile west of Berryville — Addition of new commuter facility.

In conjunction with the development of the draft 2024 Transportation Plan, the Planning
Commission’s Policy & Transportation Committee reviewed a revised list of projects consisting
of existing projects and new projects that were identified in recent years. While the newer
projects had more defined scopes and justifications, most of the existing projects were scoped
many years ago. As such, these projects are likely to be outdated and do not account for
piecemeal improvements made over the years by private developers or the Virginia Department
of Transportation (VDOT). Staff recommended that the 2024 Transportation Plan be focused on
requesting VDOT to review each of the projects with outdated scopes to determine whether there
is still a need for the project, to clarify the scope if necessary, and to recommend a cost estimate
and funding strategy to complete the project.

The Committee requested Planning Staff to prioritize the projects according to need which would
be used to direct VDOT’s evaluations in the coming years. This resulted in the following
prioritized list:

1. Intersection of US Route 340/277 (Lord Fairfax Highway) and US Route 522 (Stonewall
Jackson Highway) at Double Tollgate

2. Intersection of Va. Route 7 (Harry Byrd Highway) and Route 612 (Shepherds Mill
Road), approximately 3 miles east of Berryville

3. Intersection of VVa. Route 7 (Harry Byrd Highway) and Route 601 (Blue Ridge Mountain
Road) — New project to improve safety at high-traffic intersection.

4. Va. Route 7 Appalachian Trail Pedestrian Bridge — New project to construct a foot bridge
over Va. Route 7 to allow pedestrians to travel safely between trail accesses and parking
areas.

5. Va. Route 7 Business (East Main Street) from Va. Route 7 (Harry Byrd Highway) to
Norfolk Southern Railroad crossing (approximately 0.94 miles of primary
highway)

6. Va. Route 7 Business (West Main Street) from Va. Route 7 (Harry Byrd Highway) to

Hermitage Boulevard in the Town of Berryville (approximately 1.2 miles of primary
highway)
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7. Intersection of US Route 340 (Lord Fairfax Highway) and US Routes 50/17 (John Mosby
Highway) at Waterloo

8. US Route 340 (Greenway Avenue) Drainage Issues in the Town of Boyce

9. Park and Ride Lot, Va. Route 7 (Harry Byrd Highway) near intersection of VVa. Route 7
Business one mile west of Berryville

One project (described in detail later in this chapter) was included as an unprioritized project —
the Town of Berryville’s Southeastern Collector Road — a new facility to be constructed from
Lord Fairfax Highway (US 340) to Jack Enders Boulevard (Route 700).

Following completion of the 2024 Transportation Plan initial draft and review by the full
Commission, the draft was sent to VDOT for review in accordance with Code of Virginia §15.2-
2223. As stated in this code section, transportation plans are required to be consistent with the
Commonwealth Transportation Board’s Statewide Transportation Plan. VDOT staff noted that
the County can identify any improvement projects deemed important however any projects that
are included on a prioritized list must include quantifiable measures to support the need for the
project.

To assist the County, VDOT staff provided crash data and safety ranking information for the
draft list of projects and for other areas with high crash rates that are not addressed in the draft.
This list and its supporting data are summarized below:

VDOT Projects Recommended Based on Crash Data and Ranking?

VDOT Location Project Total | Fatal/Injury
Rank Type Crashes Crashes
16 Harry Byrd Highway (Va. Route 7) -- 0.93 Segment 46 11

mi between Triple J Road (Route 632) and
West Main Street (Va. Business 7)

19 Waterloo -- John Mosby Highway (US Intersection 32 6
50/17) and Lord Fairfax Highway (US 340)
37 Lord Fairfax Highway (US 340) — 0.74 mi Segment 28 7

between Shepherds Mill Road (Route 612)
and West Virginia state line

39 Harry Byrd Highway (Va. Route 7) and Intersection 18 5
Shepherds Mill Road (Route 612)
51 Harry Byrd Highway (Va. Route 7) — 0.90 Segment 30 11

mi between Shepherds Mill Road (Route
612) and Castleman Road (Route 603)
69 Blue Ridge Mountain Road (Route 601) — Segment 20 9
1.34 mi between Paris Heights Lane and
Valley View Lane

85 Harry Byrd Highway (Va. Route 7) and Intersection 12 6
Kimble Road (Route 653)
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91

Lord Fairfax Highway (US 340) — 0.49 mi Segment 15 4
between Smallwood Lane (Route 680) and
South Church Street (Route 616)

111

John Mosby Highway (US 50/17) — 0.66 mi Segment 17 5
between Wildcat Hollow Road (Route 602)
and 0.1 mi east of Stone Ridge Lane

145

Harry Byrd Highway (Va. Route 7) — 0.38 Segment 14 3
mi between Pine Grove Road (Route 679)
and Blue Ridge Mountain Road (Route 601)

1 Source, 2018-2022 Top Potential Safety Improvement (PSI) Segments and Intersections (VDOT)

Projects identified in the initial draft that are not directly supported by VDOT’s crash data and
ranking include:

Va. Route 7 Appalachian Trail Pedestrian Bridge. This project could indirectly support
VDOT’s 145"-ranked project location by removing pedestrian traffic from the segment.

Intersection of US Route 340/277 (Lord Fairfax Highway) and US Route 522 (Stonewall
Jackson Highway) at Double Tollgate

Va. Route 7 Business (East Main Street) from Va. Route 7 (Harry Byrd Highway) to
Norfolk Southern Railroad crossing (approximately 0.94 miles of primary
highway)

Va. Route 7 Business (West Main Street) from Va. Route 7 (Harry Byrd Highway) to
Hermitage Boulevard in the Town of Berryville (approximately 1.2 miles of primary
highway)

US Route 340 (Greenway Avenue) Drainage Issues in the Town of Boyce

Park and Ride Lot, Va. Route 7 (Harry Byrd Highway) near intersection of Va. Route 7
Business one mile west of Berryville

Town of Berryville Southeastern Collector Road — Lord Fairfax Highway (US 340) to
Jack Enders Boulevard (Route 700). This project could support VDOT’s 91%-ranked
project location by reducing traffic along the affected segment.

In order to reconcile VDOT’s recommended project list with the County’s draft priorities — and
taking into consideration that several existing projects have outdated scopes — the following
prioritization is proposed which contains a combination of improvement projects and requests for
VDOT engineering studies. Projects that cannot be supported by crash data or other quantifiable
measures at this time are listed as “other projects and studies.”
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Priority Improvement Projects and Studies

1. Intersection of Va. Route 7 (Harry Byrd Highway) and Route 612 (Shepherds Mill
Road) and 0.90 mile segment located between Shepherds Mill Road and Castleman
Road (Route 603)

Project Scope
. Complete improvements as recommended by VDOT’s Va. Route 7 Corridor Study.

o Evaluate whether additional improvements are necessary to reduce crash volume along
corridor of concern.

Justification:

The intersection is VDOT’s 39"-ranked project location and the segment is VDOT’s 51%-ranked
project location. Most crashes at the intersection are angle (T-bone) and rear end, mainly due to
drivers turning from the median turn lanes onto the east and westbound lanes of Va. Route 7.

Planning-Level Cost Estimate: $1,100,000

Assessed Need/Description:

Shepherds Mill Road (Route 612) is a high-volume shortcut for commuter traffic traveling to and
from West Virginia via Route 7 and U.S. 340. The intersection has serious safety issues due to
insufficient sight distance and substandard turn lanes. An existing convenience store on the
northeast corner of the intersection has an entrance located within the right turn lane, creating
additional conflict points.

In 2019, VDOT completed a corridor safety study for Va. Route 7 which included a detailed
evaluation of this intersection. The report confirmed issues with the intersections and
recommended the following counter measures:

o Improve sight distance to the east by removing vegetation, cutting back the slope on the
north side of Va. Route 7.

o Install signing to encourage traffic to use Va. Route 7 and U.S. 340 instead of Shepherds
Mill Road as a shortcut to West Virginia.

o Install optical speed bars on Va. Route 7 westbound to possibly reduce the speed of

traffic approaching the intersection.

o Install centerline in the crossover.

o Refresh the stop bar on Shepherds Mill Road.

o Widen and extend the westbound right turn lane to Shepherds Mill Road north.

o Modify the crossover to allow eastbound traffic to turn north onto Shepherds Mill Road
but not allow southbound traffic to cross the westbound lanes to turn east onto Va. Route
7. Close westbound left turn to Va. Route 7 eastbound and extend westbound left turn
lane at Hawthorne Lane.

o Raise the grade of the sag vertical curve in the westbound lanes east of the intersection.

As of August 2023, VDOT had implemented several of the recommended counter measures and
was in the process of implementing the crossover modifications (UPC #122783).
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Intersection of Va. Route 7 and Shepherds Mill Rd. (Rt. 612)

Peouiay k0 Risrn Mga@spniation Fisiness Meeting 144 of 2900




PLANNING COMMISSION PUBLIC HEARING DRAFT 2/2/2024

2. Corridor and Intersection Study — Harry Byrd Highway (Va. Route 7) between
West Main Street (Va. Business 7) and Triple J Road/Crums Church Road (Route
632)

Project Scope

o Evaluate/recommend safety improvements at the following intersections:
o West Main Street (Va. Business 7)
o Kimble Road (Route 653)
o Triple J Road/Crums Church Road (Route 632)

o Evaluate whether additional improvements are necessary to reduce crash volume along
corridor of concern.

Justification

This corridor of concern is the highest ranked project location (16") in VDOT’s 2018-2022 Top
Potential Safety Improvement (PSI) Segments and Intersections list, and the intersection of
Harry Byrd Highway and Kimble Road (Route 653) is the 85"-ranked project location. In
VDOT’s 2017-2021 PSlI list, the intersection of Harry Byrd Highway and West Main Street (Va.
Business 7) was identified as the 89"-ranked project with 17 total crashes and 5 injury/fatality
crashes. This intersection is not ranked in the 2018-2022 PSI list.

Planning-Level Cost Estimate: Corridor and intersection study request

Assessed Need/Description:

This is a high-volume corridor of concern that supports both local traffic and regional traffic
traveling between the Winchester area/I-81 and Northern Virginia. VDOT’s 2019 Corridor
Study for Va. Route 7 did not identify this corridor or the three public road intersections within
the corridor as areas recommended for specific safety improvements, however the PSI rankings
raise concerns that this project area should be examined further. It should also be noted that
Clarke County Sheriff’s Office staff has recommended additional study of the Kimble Road
(Route 653) intersection due to an increased rate of crashes in recent years.

This project would request VDOT to conduct a more detailed evaluation of this corridor and the
three referenced intersections in order to identify additional safety improvements to be made in
order to reduce the volume of crashes.
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Va. Route 7 corridor between Route 632 and Va. Busiess 7
(1) Triple J Road/Crums Church Road (Rt. 632) intersection, (2) Kimble Road (Rt. 653) intersection,
(3) West Main Street (Va. Business 7) intersection

3. Intersection of US Route 340 (Lord Fairfax Highway) and US Routes 50/17 (John
Mosby Highway) at Waterloo

Project Scope
Turn lane, safety, and capacity improvements at primary highway intersection. Includes

improving two existing right turn lanes.

Justification

This intersection is the second highest ranked project location (19™") in VDOT’s 2018-2022 PSI
Segments and Intersections list.

Planning-Level Cost Estimate: $3,500,000 -- $5,580,000

Assessed Need/Description:

The Waterloo intersection is one of the County’s two designated business growth areas and
additional safety and capacity improvements are necessary to facilitate economic development.
Some functional improvements were added to the intersection in conjunction with development
of a convenience store/gas station complex on the southeast quadrant. As new development
occurs at the intersection, the scope and type of improvements should be evaluated based on the
projected traffic to be generated by the new uses. The cost of some portions of this project could
be assumed by the development community as part of their projected traffic impacts.
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This project was first added to the County’s transportation priorities list in 1992. Partial funding
for engineering design was approved (UPC 54384) but full funding complete the design phase of
the project was not identified. This project should be evaluated by VDOT to determine whether
the project scope should be re-defined, in particular to account for improvements made by
developers since the project was originally identified in 1992. Historical and projected traffic
volumes should also be considered in evaluating the scope and prioritizing the need for this
project.

Waterloo intersection — US 340 and US 50/17
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4. Intersection of Va. Route 7 (Harry Byrd Highway) and Route 601 (Blue Ridge
Mountain Road)

Project Scope:
Construct turn lane, safety, and capacity improvements at primary highway intersection.

Justification:

This intersection is located within a corridor of concern ranked 145" in VDOT’s 2018-2022 PSI
Segments and Intersections list — Harry Byrd Highway (Va. Route 7) between Pine Grove Road
(Rt. 679) and Blue Ridge Mountain Road (Rt. 601).

Planning-Level Cost Estimate: $2,650,000

Assessed Need/Description:

A recent increase in traffic resulting from construction of a brewery/event center on Route 601 in
Loudoun County as well as increased usage of the Bears Den overlook and Appalachian Trail
has produced safety and capacity deficiencies at this intersection. A 2022 study by VDOT
recommended implementation of an “R-CUT” intersection design which would replace current
left turn movements at this intersection with east and westbound U-turn movements at other
downslope crossovers. This design was not supported by the Board of Supervisors so VDOT
proposed a smaller safety improvement project that does not mandate U-turns. A Smart Scale
application to fund these necessary improvements was filed in 2023 but was not selected for
funding. Applications for this project should be pursued in future Smart Scale funding rounds.
As a possible alternative, a new project which combines this project with the Appalachian Trail
pedestrian project described in #5 below could be evaluated.

Yellow circle-- Intersection of Va. Route 7 and Blue Ridge Mountain d (Rt. 601)
Blue line — Corridor of concern, Pine Grove Road (Rt. 679) to Blue Ridge Mountain Rd (Rt. 601)
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5. Va. Route 7 Appalachian Trail Pedestrian Bridge

Project Scope:
Construct a 300” X 8’ pedestrian bridge over Va. Route 7 near the intersection with Route 679

(Pine Grove Road) including 450 square feet of retaining wall and 490 feet of new trail to allow
pedestrians to travel safely between trail accesses and parking areas.

Justification:

This project is located within a corridor of concern ranked 145" in VDOT’s 2018-2022 PSI
Segments and Intersections list — Harry Byrd Highway (Va. Route 7) between Pine Grove Road
(Rt. 679) and Blue Ridge Mountain Road (Rt. 601). Reduction of pedestrian traffic attempting to
cross Harry Byrd Highway would improve traffic safety and functionality and reduce crash
volume.

Planning-Level Cost Estimate: $5,400,000 -- $7,200,000

Assessed Need/Description:

This project was identified at the same time as the intersection improvement project at Va. Route
7 and Route 601 above. It is intended to provide Appalachian Trail visitors who park at the Pine
Grove Road parking area with a safe means of crossing Va. Route 7. VDOT conducted a
collaborative study of this project which resulted in consensus on a recommended bridge design
in 2023. Funding sources for this project have not yet been identified. As a possible alternative,
a new project which combines this project with the Va. Route 7/Route 601 crossover project
described in #4 above could be evaluated.

Intersection of Va. Route 7, Pine Grove Rd (Rt. 679), and Appalachian Trail (green)
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6. Intersection Study -- Intersection of US Route 340/277 (Lord Fairfax Highway) and
US Route 522 (Stonewall Jackson Highway) at Double Tollgate

Project Scope
Evaluate and recommend need for safety and capacity improvements at substandard intersection.

Planning-Level Cost Estimate: Intersection study request

Justification:

A 1.48 mile segment of Va. Route 277 from this intersection into Frederick County was the 45™-
ranked project location in VDOT’s 2017-2021 PSI list. The segment was altered in the 2018-
2022 PSI list and no longer includes the intersection.

Assessed Need/Description:

The Double Tollgate intersection is one of the County’s two designated business growth areas
and currently contains a gas station/ convenience store, church, flea market, and tourist attraction
(Dinosaur Land). This intersection has experienced an increase in traffic of over 30% since 2001
and has insufficient turn lanes and through lane capacity. Both passenger vehicle and truck
traffic is expected to increase in the coming years as large-scale residential development occurs
in nearby Lake Frederick (2,000+ units in Frederick County) and industrial growth continues
around the Virginia Inland Port in Warren County. This project was first added to the County’s
priorities list in 1997 in order to address impacts from the anticipated traffic increase

The 2022 update of the Double Tollgate Area Plan included support for public water and sewer
and a significant increase in the Plan Area with the addition of the State-owned former “Camp 7”
properties located to the southeast. A conditional zoning application was approved in 2023 for
Rappahannock Electric Cooperative to construct a new regional office facility on 65 acres and is
likely to be a catalyst to bring water and sewer to the Plan Area from Frederick County. This
planned extension is also likely to increase both traffic counts and the priority for safety and
capacity improvements. It is expected that the necessary improvements generated by
development will be paid for and constructed by the developers of those projects.
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~ 3
Double Tollgate intersection — US 340, US 522, and Va. Route 277

Other Projects and Studies

The following projects are identified for further study to gain a better understanding of the need
for each project and to develop a project scope and cost estimate. These projects are not
included in the priority projects list for one or more of the following reasons:

1. Data is not available to support the need for the project.

2. The project scope is out of date and needs to be evaluated in light of current traffic
patterns, development impacts, and previously-completed improvements.

3. The area of concern is newly-identified and a detailed study is necessary to determine
whether a priority project is needed and what the scope of that project would be.

The list of other improvement projects is sorted by projects referenced in the previous (2013)

Transportation Plan and new projects identified in developing the current Plan. The projects are
otherwise not listed in a particular order.
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1. Projects from 2013 Transportation Plan

A. Va. Route 7 Business (East Main Street) from Va. Route 7 (Harry Byrd Highway) to
Norfolk Southern Railroad crossing (approximately 0.94 miles of primary highway)

Project Scope:
Evaluate the need to reconstruct 0.94 miles of primary highway to improve capacity and safety,

add drainage improvements, and add bicycle/pedestrian facilities. Re-scope project as necessary.

Planning-Level Cost Estimate: $5,890,000 -- $8,850,000

Assessed Need/Description:

This project has been on the County’s list of priorities since 1995. The roadway serves as a
major route for truck traffic to several industrial businesses on the east side of town including the
County Business Park and a major publishing company. The project area is located
predominantly within the Town of Berryville.

In 2023, the Town of Berryville was selected to receive Smart Scale funding to construct
sidewalk improvements in two phases (Phase 1 -- $4.089 million, Phase 2 -- $4.274 million).
These future improvements should be factored into the project scope and planning-level cost
estimate.

The Town’s Southeastern Collector Road project (described below) would have a significant
impact on traffic volume through the East Main Street corridor and specifically on the
intersections of Jack Enders Boulevard, Battletown Drive, and Harry Byrd Highway. Should the
Collector Road project be pursued, the need for capacity improvements on East Main Street
should be determined and funding identified.

\iea
=

East Main Street corridor from Norflk Southern railroad to Battletown Drive
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East Main street corridor from Battletown Drive to Va. Route 7

B. Va. Route 7 Business (West Main Street) from Va. Route 7 (Harry Byrd Highway)
to Hermitage Boulevard in the Town of Berryville (approximately 1.2 miles of
primary highway)

Project Scope:
Reconstruct approximately 1.2 miles of primary highway to improve capacity and safety, add

drainage improvements, and add bicycle/pedestrian facilities.

Planning-Level Cost Estimate: $7,520,000 -- $11,300,000

Assessed Need/Description:

This project was first added to the County’s priorities list in 1992. The corridor serves five
public school buildings, the County’s Parks and Recreation Facility, and the Ruritan Fairgrounds
in addition to serving as the main western route into the Town of Berryville. The original project
concept was to upgrade the current two-lane section to three lanes with turn lanes, drainage, and
safety improvements at major intersections, and sidewalks and bike lanes/trails to facilitate
pedestrian and bicycle traffic.

The construction of Clarke County High School and extension of Mosby Boulevard to West
Main Street included the construction of a roundabout and new sidewalks added along the
corridor in addition to other improvements. Additionally, the Mosby Boulevard extension now
provides a new route for traffic between the west end of town and the north end of town at U.S.
340. The project scope, particularly along the segment in the Town, will need to be evaluated to
determine whether it remains necessary. The project scope is not intended to include
improvements to the Harry Byrd Highway intersection as that project is included in Priority
Project #2 (described above).
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West Main street corridor from Harry Byrd Highway to Hermitage Boulevard

C. US Route 340 Drainage Issues in the Town of Boyce

Project Scope:
Construct drainage improvements along corridor.

Planning-Level Cost Estimate: $750,000 (2013 estimate)

Assessed Need/Description:

The project was first added to the County’s priorities list in 2003. The project is necessary in
order to replace existing drainage swales that are insufficient to handle runoff from US Route
340 and cause frequent flooding on nearby properties. Some drainage improvements were made
in conjunction with a recent residential development project on the south end of town. The
Town should re-evaluate the scope of the project taking into consideration these improvements.
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The project area is located entirely within the Town of Boyce.

&
US 340 corridor through the Town of Boyce

D. Park and Ride Lot, Va. Route 7 (Harry Byrd Highway) near intersection of Va.
Route 7 Business one mile west of Berryville

Project Scope:
Construct new commuter parking facility.

Planning-Level Cost Estimate: $2,500,000 for 250 space facility.

Assessed Need/Description:

Harry Byrd Highway (Va. Route 7) is a major east-west commuter route between the Winchester
area and employment centers in the Washington metropolitan area. Commuter traffic has
increased more than 50% along this route since 2001 and will continue to increase with new
residential growth in Winchester, Frederick County, and surrounding jurisdictions. Alternatives

Pepaiaryk0@bRianniNgaaopwrission Fusiness Meeting 155 of 290



PLANNING COMMISSION PUBLIC HEARING DRAFT 2/2/2024

to single-occupancy vehicle commuters must be developed to avoid increasing the capacity of
Va. Route 7 and a park and ride lot at this location would help with this effort.

The facility should be designed similar to the park and ride facility at Waterloo (John Mosby
Highway, US 50/17) with a higher capacity to support the greater traffic demand along with
accommodations for commuter buses and vans. The location on the west side of Berryville
would help maximize convenience for Town and County residents who choose to commulte,
however other locations along the Va. Route 7 corridor should be evaluated.

E. Town of Berryville Southeastern Collector Road — Lord Fairfax Highway (US 340)
to Jack Enders Boulevard (Route 700)

Project Scope:
Construct a new collector road from Jack Enders Boulevard to Lord Fairfax Highway (U.S. 340)

including upgrading a segment of Smallwood Lane (Route 680), expanding an existing railroad
crossing, and constructing a new signalized intersection.

Planning-Level Cost Estimate: $9,600,000 (estimate from 2020 PrimeAE study)

Assessed Need/Description:

This Town of Berryville project proposes to construct a new collector road that would provide
more direct access for Clarke County Business Park traffic to U.S. 340 and would reduce truck
traffic through East Main Street and downtown. This project could potentially safety issues on
Lord Fairfax Highway (US 340) between Smallwood Lane (Route 680) and Town of Berryville
limits (see project description below). This corridor of concern is ranked 91% in VDOT’s 2018-
2022 PSI list.

The Town and County jointly undertook a study in 2020 with consultant PrimeAE to determine
the optimum route for the collector road including the most feasible means to cross the Norfolk
Southern railroad. The Town and County for many years had planned to extend Jack Enders
Boulevard from its current terminus to U.S. 340 near the southern end of South Church Street.
Work by PrimeAE staff with Norfolk Southern determined that this would be infeasible and
would not be approved by the railroad. PrimeAE ultimately recommended extending Jack
Enders Boulevard from a point near the entrance to the Business Park southeast to Smallwood
Lane. The collector road would then merge with Smallwood Lane and extend to a new
signalized intersection at U.S. 340, making use of an existing rail crossing with required
improvements.

This proposed collector road project requires additional study to determine whether it would
have an adverse impact on the capacity and safety of existing Jack Enders Boulevard, East Main
Street, and East Main Street’s intersection with Va. Route 7. If the collector road is constructed,
it is possible that a significant amount of “pass-through” traffic attempting to go eastbound on
Va. Route 7 from U.S. 340, and southbound on U.S. 340 from westbound Va. Route 7, would
use the collector road as an alternative route. This would be especially true if GPS routing
identifies the collector road as the shortest route for this traffic pattern. Additional study should
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be done to determine whether the capacity of Jack Enders Boulevard and East Main Street could
support this “pass-through” traffic in addition to regular local traffic.

Construction of a new signalized intersection at U.S. 340 and upgrades to the existing railroad
crossing on Smallwood Lane present additional challenges. The current intersection borders a
large farm in permanent conservation easement to the south and an existing business to the north.
A new and much larger signalized intersection with turn lanes and tapers at this location would
likely require private property to be acquired, potentially through eminent domain, on both sides
of U.S. 340. Land cannot be obtained from the farm in conservation easement which could
require the intersection to be relocated to the north. Similar challenges exist at the railroad
crossing as the property at the northwestern quadrant of this crossing is VDOT’s maintenance
facility. Two small residential lots of 1.6 acres and 0.64 acres respectively occupy the
southwestern and northeastern quadrants of the crossing. Significant land acquisition will be
needed in order to accommodate a larger at-grade crossing to serve a much larger collector road.

Given these challenges it is likely that the ultimate project cost would be significantly higher
than PrimeAE’s estimate of $9,600,000. Absent significant private sector funding, this project
would have to be funded using State or Federal transportation funding. The most likely funding
source is VDOT’s Smart Scale program. This competitive process awards funding for new
projects based on five criteria — safety, congestion mitigation, accessibility, environmental
quality, and economic development. The collector road project would likely score highest as an
economic development project compared to other new road construction projects. Those new
road construction projects that are awarded funding, particularly for economic development
purposes, must be “shovel-ready.” This means that the project is included in the locality’s
comprehensive plan and transportation plan, the area impacted by the project has been rezoned
for development, and site plans for construction of businesses to be served by the new road have
been approved. Significant work by the Town and County, and potentially financial investment,
would be needed in order to make this project competitive for Smart Scale funding.

Solutions to these challenges must be identified before this project can be included in the priority
list of projects.
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B Concepts

Proposed collector road routes, PrimeAE study presentation (July 14, 2020)

2. Newly-ldentified Projects

F. Corridor Study — Lord Fairfax Highway (US 340) between Smallwood Lane (Route
680) and Town of Berryville limits

Project Scope:
Evaluate need for safety improvements to address crash volume along corridor.

Planning-Level Cost Estimate:
To be determined by the study

Assessed Need/Description:

This corridor of concern is the 91%-ranked project location in VDOT’s 2018-2022 PSI list. The
corridor is the southern approach to the Town of Berryville and has two speed changes from
55MPH to 45MPH just south of the Smallwood Lane intersection and from 45MPH to 35MPH
just south of Town limits. The corridor contains the intersection with Senseny Road (Route 657)
which is used both locally and regionally as an alternative route to Va. Route 7 for traffic to and
from Frederick County and Winchester. This intersection was modified in recent years to add
turn lanes. A corridor study should be undertaken to determine whether additional improvements
are necessary.
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US 340 corridor between Smallwood Lane (Route 680) and Berryville town limits

G. Corridor Study — Lord Fairfax Highway (US 340) between Harry Byrd Highway
(Va. Route 7) and West Virginia state line

Project Scope:
Evaluate need for safety improvements along corridor including the intersection of US 340 and

Va. Route 7.

Planning-Level Cost Estimate:
To be determined by the study

Assessed Need/Description:

The US 340 corridor north of the Town of Berryville to the West Virginia state line has not been
evaluated for safety improvements and no projects have been undertaken on the corridor in many
years. It is a major commuter route for West Virginia residents traveling to employment
locations in Virginia. The corridor contains the 37"-ranked project location in VDOT’s 2018-
2022 PSI list — the segment between Shepherds Mill Road (Route 612) and the state line. This
segment is also the location of a project to widen a small two-lane section of US 340 (UPC
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#111615) to match West Virginia’s project to widen US 340 to four lanes. The widening of US
340 in West Virginia could result in increased traffic along the corridor.

Additionally, a 0.67 mile segment between the intersection of Va. Route 7 and Davis Lane
(private road) was identified in VDOT’s 2017-2021 PSl list as the 33"-ranked project location
with 31 crashes and 12 crashes involving injury or fatality. The project location does not appear
on VDOT’s 2018-2022 PSI list.

A safety study for the entire corridor should be conducted by VDOT to determine whether safety
and functional improvements are necessary.
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~ US 340 corridor between Va. Route 7 and West Virginia state line
Blue line — 37"-ranked project location (VDOT PSI list, 2018-2022)

H. Corridor Study — Blue Ridge Mountain Road (Route 601)

Project Scope:
Evaluate need for safety improvements along corridor.

Planning-Level Cost Estimate:
To be determined by the study

Assessed Need/Description:
Blue Ridge Mountain Road is a winding, two-lane secondary road that predominately follows the
Blue Ridge ridgeline between Harry Byrd Highway (Va. Route 7) and John Mosby Highway
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(US 50/17). The road is an alternate north-south route for traffic between these two primary
highways and contains a major employer — the Federal Emergency Management Agency’s
(FEMA) Mount Weather facility. There is also a large winery/brewery at the northern end of the
corridor (Bear Chase Brewing Company) in Loudoun County that is a significant traffic
generator on weekends and holidays.

Blue Ridge Mountain Road contains the 69""-ranked project location in VDOT’s 2018-2022 PSI
list —a 1.34 mile segment on the southern end of the corridor between Paris Heights Lane and
Valley View Lane. The intersection with Harry Byrd Highway is the 145"-ranked project and is
listed as the County’s 4""-ranked priority project (described above).

A safety study for the entire corridor should be conducted by VDOT to determine whether safety
and functional improvements are necessary.
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l. Corridor Study — John Mosby Highway (US 50/17) between the Shenandoah River
Bridge and Fauquier County line

Project Scope:
Evaluate need for safety improvements along corridor.

Planning-Level Cost Estimate:
To be determined by the study

Assessed Need/Description:

The US 50/17 corridor east of the Shenandoah River has not been evaluated for safety
improvements and no projects have been undertaken on the corridor in many years. It is a major
east-west commuter route for County and Shenandoah Valley residents traveling to employment
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locations in Northern Virginia. The corridor contains the 111"-ranked project location in
VDOT’s 2018-2022 PSI list.

A safety study for the corridor should be conducted by VDOT to determine whether safety and
functional improvements are necessary.

Pine Acres

e Free Acres

A
US 50/17 corridor between the Shenandoah River and Fauquier County line

State Six-Year Improvement Program Projects
Below is a list of projects that have been programmed into the State’s Six-Year Improvement
Program as of November 2023. Some of these projects are referenced in the County’s priority

improvement projects while others are conducted are programmed directly by VDOT at their
discretion.

UPC # Project Description

122783 MODIFIED R-CUT INT RTE 7 AND RTE 612

121191 FY?29 Clarke County Rural Rustic Roads Projects

112899 ROUTE 7 — SHOULDER WIDENING AND RUMBLE STRIPS
111615 Rte 340 Clarke Co. VA and WV STATE LINE

110827 RTE 7 SHOULDER WIDENING AND RUMBLE STRIPS
98956 RTE 761 — Replace Bridge 05453 & Appr over Opequon Creek
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Local Six Year Secondary Road Construction Project Priorities

The Clarke County Board of Supervisors works with VDOT on an annual basis to prioritize state
funding for improvement projects in the County’s secondary road system. State secondary
system funds are allocated to a locality based on their population and land area. These system
funds compose the majority of secondary road funds made available to localities and are also
vary based upon the adopted state transportation budget. Other funds are available for specific
project types such as upgrading unpaved roads with a hard surface (e.g., Pave in Place and Rural
Rustic Roads programs) and bridge improvements.

Because secondary road construction funding varies from year to year and project requirements
can change, the secondary road construction priorities are not included in the Transportation
Plan.
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V. Conclusion

Clarke County’s approach to transportation planning mirrors the County’s unique land use
philosophies and the Comprehensive Plan. Safety, functionality, and limited capacity
improvements are encouraged in the incorporated towns and business growth intersections to
maximize the efficiency of the road network. Capacity expansion in the unincorporated areas is
strongly opposed in order to reduce future development pressures and to maintain the County’s
rural, agrarian, and historic character. Modest improvements to add hard surfaces to unpaved
secondary roads and improve traffic safety in the unincorporated areas are generally supported.

While new development within the County does not regularly impact the transportation network,
development in adjoining localities has a significant impact particularly on the County’s primary
highways and collector roads. The County should continue to rely on the Virginia Department of
Transportation to identify solutions to address safety and functionality issues and to assist in
funding these solutions.

It is also recommended that the Transportation Plan be reviewed on a five-year review schedule
to ensure projects are accurately scoped and prioritized, objectives and strategies are up to date,
and the Transportation Plan overall is consistent with the Comprehensive Plan. The five-year
review should be conducted according to the following process:

1. On a five-year schedule from the adoption date of the current Transportation Plan, the
Planning Commission shall adopt a resolution addressing the status of the Plan, whether
it should be updated, and to what degree it should be updated. This resolution may come
in one of the following forms:

o A finding that the current Plan recommendations are sufficient and that no
amendment is necessary.
. A finding that changes in the community warrants a comprehensive review and

update of the Plan. An example would be the release of decennial Census data
and growth projections.

. A finding that the Plan does not address, or inadequately addresses, a specific
topic area or areas warranting a focused update of the Plan. While the update may
have a specific purpose, the review should remain comprehensive to ensure that
all impacts are carefully evaluated.

2. It is recommended that at the beginning of year four in the five-year schedule, the
Commission should begin work evaluating the Plan status. This can be accomplished as
a committee of the whole or by designating a special subcommittee. The Plan status
should be evaluated by considering factors including, but not limited to:

Recent release of updated demographics.

Recent updates to the County Comprehensive Plan.

Impact of new development projects since the previous Plan update.

Impact of recently completed capital projects or transportation improvements.
Any other subject not addressed or inadequately addressed by the current Plan.
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While not recommended, a proposal may be considered to amend the Plan outside of the scope
of the Plan’s five-year review cycle. Frequent, piecemeal changes to the Plan are strongly
discouraged as they can result in the document becoming fragmented and inconsistent. It can
also devalue the importance of the document as a long-range planning guideline. For these
reasons, interim amendments are strongly discouraged.
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APPENDIX A
Transportation Facilities
and Improvement Projects Map

PRIORITY IMPROVEMENT PROJECTS AND STUDIES

1 | Intersection of Va. Route 7 (Harry Byrd Highway) and Route 612 (Shepherds

Mill Road) and 0.90 mile segment located between Shepherds Mill Road and

Castleman Road (Route 603)

2 | Corridor and Intersection Study — Harry Byrd Highway (Va. Route 7)

between West Main Street (Va. Business 7) and Triple J Road/Crums Church

Road (Route 632)

3 | Intersection of US Route 340 (Lord Fairfax Highway) and US Routes 50/17

(John Mosby Highway) at Waterloo

4 | Intersection of Va. Route 7 (Harry Byrd Highway) and Route 601 (Blue Ridge

Mountain Road)

5 | Va. Route 7 Appalachian Trail Pedestrian Bridge

6 | Intersection Study -- Intersection of US Route 340/277 (Lord Fairfax

Highway) and US Route 522 (Stonewall Jackson Highway) at Double Tollgate
OTHER PROJECTS AND STUDIES (not prioritized)

A | Va. Route 7 Business (East Main Street) from Va. Route 7 (Harry Byrd
Highway) to Norfolk Southern Railroad crossing (approximately 0.94 miles of
primary highway)

B | Va. Route 7 Business (West Main Street) from Va. Route 7 (Harry Byrd
Highway) to Hermitage Boulevard in the Town of Berryville (approximately
1.2 miles of primary highway)

C | US Route 340 Drainage Issues in the Town of Boyce

D | Park and Ride Lot, Va. Route 7 (Harry Byrd Highway) near intersection of
Va. Route 7 Business one mile west of Berryville

E | Town of Berryville Southeastern Collector Road — Lord Fairfax Highway (US
340) to Jack Enders Boulevard (Route 700)

F | Corridor Study — Lord Fairfax Highway (US 340) between Smallwood Lane
(Route 680) and Town of Berryville limits

G | Corridor Study — Lord Fairfax Highway (US 340) between Harry Byrd
Highway (Va. Route 7) and West Virginia state line

H | Corridor Study — Blue Ridge Mountain Road (Route 601)

I | Corridor Study — John Mosby Highway (US 50/17) between the Shenandoah
River Bridge and Fauquier County line
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Appendix A -
Transportation Facilities and
Improvement Projects
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APPENDIX B

Functional Classification Table
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APPENDIX C

Private Roads
Unincorporated Areas of the County
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APPENDIX C -- PRIVATE ROADS, UNINCORPORATED AREAS OF THE COUNTY

Private Road Public/Private Road Accessed by Public Road
Route #
Alder Ln Retreat Rd 643
Allegheny Ridge Ln Wadesville Rd 661
America Ln River Rd 606
Anamaria Ln Manor Rd 690
Ancient Oak Ln Crums Church Rd 632
Annfield Farm Ln Annfield Rd 633
Antique Ln Withers Larue Rd 640
Ashley Ln John Mosby Hwy 50/17
Ashley Woods Ln Blue Ridge Mtn Rd 601
Ashwood Ln Withers Larue Rd 640
Aspen Ln Cedar Ln/Holly Ln (private roads) n/a
Audley Ln Harry Byrd Hwy/Boom Rd 7/615
Azalea Ln Retreat Rd 643
Balsam Ln Cedar Ln/Holly Ln (private roads) n/a
Banjo Ln Good Shepherd Rd 604
Barbour Ln Moose Rd 635
Barker Ln Blue Ridge Mtn Rd 601
Barred Owl Ln Calmes Neck Ln (private road) n/a
Bedrock Ln Garden Rd 675
Beechwood Ln Alder Ln (private road) n/a
Bee Line Ln Harry Byrd Hwy 7
Bell Hollow Ln Ebenezer Rd 604
Bell Ln Parshall Rd 608
Bellevue Ln Old Winchester Rd 723
Bellringer Ln Westwood Rd 636
Bench Ln Ebenezer Rd 604
Beydler Ln Allen Rd 639
Bittersweet Ln Chilly Hollow Rd 621
Black Oak Ln Cedar Ln/Holly Ln (private roads) n/a
Blakemore Ln Trapp Hill Rd 729
Blandy Farm Ln Blandy Farm Ln/Berrys Ferry Rd 750/628
Blue Bird Ln Calmes Neck Ln (private road) n/a
Bolden Ln Frogtown Rd 649
Boyer Ln Lewisville Rd 641
Brecklyn Ln Brooke Ln 676
Bridge Ln River Rd 606
Bristow Ln Castleman Rd 603
Broad View Ln Possum Hollow Ln 647
Bryarly Ln Lord Fairfax Hwy 340
Bungalow Ln Westwood Rd 636
Burch Ln Kennel Rd 625
Burleson Ln Old Charles Town Rd 761
Burner Ln Kimble Rd 653
Bushland Ln Senseny Rd 657
Butler Ln Gun Barrel Rd 644
Calmes Neck Ln Mount Carmel Rd 606
Cardinal Ln Calmes Neck Ln (private road) n/a
Carefree Ln Wildcat Hollow Rd 602
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APPENDIX C -- PRIVATE ROADS, UNINCORPORATED AREAS OF THE COUNTY

Private Road Public/Private Road Accessed by Public Road
Route #
Carter Hall Ln Bishop Meade Rd 255
Castlerock Ln Russell Rd 660
Cedar Ln Beechwood Ln/Holly Ln (private roads) n/a
Cedar Hall Ln Parshall Rd 608
Cedarwood Ln Sugar Hill Rd 658
Chapel Ln Bishop Meade Rd 255
Chapel Hill Ln Lord Fairfax Hwy 340
Chapman Ln Manor Rd 690
Cherry Ln Retreat Rd 643
Chestnut Ln Shepherds Mill Rd 612
Chestnut Coombe Ln Blue Ridge Mtn Rd 601
Chilcott Ln Feltner Rd 606
Childrens Ln Chilly Hollow Rd 621
Clay Hill Farm Ln Clay Hill Rd 651
Clermont Ln East Main St 7
Cliff Ln Horseshoe Ln (private road) n/a
Clifton Farm Ln Clifton Rd 610
Colonial Ln Bishop Meade Rd 255
Concert Ln Chilly Hollow Rd 621
Cool Spring Ln Castleman Rd 603
Coulson Ln Mount Weather Rd 650
Country Ln Hawthorne Ln (private road) n/a
Country Club Ln Millwood Rd 723
Cunningham Ln Bishop Meade Rd 255
Cunningham Ln Millwood Rd 255
Dairy Ln Summit Point Rd 611
Davis Ln Lord Fairfax Hwy 340
Dearmont Hall Ln Gun Barrel Rd 644
Deer Haven Ln Frogtown Rd 649
Deer Wood Ln Withers Larue Rd 640
Dogwood Ln Timber Ln/Pine Crest Ln (private roads) n/a
Doleman Ln Clifton Rd 610
Dorsey Orchard Ln Shepherds Mill Rd 612
Double Wood Ln Ebenezer Rd 604
Duke Ln Ebenezer Rd 604
Eagle Point Ln Calmes Neck Ln (private road) n/a
Eagle Rock Ln Blue Ridge Mtn Rd 601
Earhart Ln accessed from West Virginia n/a
Easy Ln Morgans Mill Rd 605
East Huntingdon Ln N Greenway Ave 340
Edenbrook Ln Old Charles Town Rd 761
Edgewood Ln Lord Fairfax Hwy/Gun Barrel Rd 340/644
Elm Spring Ln Janeville Rd 652
Elmington Ln Lord Fairfax Hwy 340
Evergreen Ln Retreat Rd 643
Fairfield Ln Lord Fairfax Hwy 340
Fairview Ln Longmarsh Rd 656
Farms Ridge Ln Manor Rd (private road) n/a
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APPENDIX C -- PRIVATE ROADS, UNINCORPORATED AREAS OF THE COUNTY

Private Road Public/Private Road Accessed by Public Road
Route #
Farnley Ln Sugar Hill Rd 658
Fire Trail Rd accessed from Warren County n/a
Flint Spring Ln Retreat Rd 643
Forest Ridge Ln Blue Ridge Mtn Rd 601
Fox Ln Vista Ln 1070
Fox Woods Ln Calmes Neck Ln (private road) n/a
Frankford Ln Shepherds Mill Rd 612
Gillions Ln Mercer Farm Ln (private road) n/a
Glebe Ln Castleman Rd 603
Glen Orchard Ln Wickliffe Rd 608
Glen Owen Ln Parshall Rd 608
Goat Hill Ln Lord Fairfax Hwy 340
Good Success Ln John Mosby Hwy 50/17
Gordons Ridge Ln Harry Byrd Hwy 7
Gorham Ln White Pine Ln (private road) n/a
Grafton Ln Wickliffe Rd 608
Granddaddy Ln Senseny Rd 657
Grand View Ln Parshall Rd 608
Green Bourne Ln John Moshy Hwy 50/17
Greenfields Ln White Post Rd 658
Greenstone Ln Wildcat Hollow Rd 602
Grigshy Ln Parshall Rd 608
Grouse Ridge Ln Ebenezer Rd 604
Hackberry Ln Beechwood Ln (private road) n/a
Hampton Ln Springsbury Rd 713
Harmony Ln Flint Spring Ln (private road) n/a
Harvue Ln Longmarsh Rd 656
Hawthorne Ln Harry Byrd Hwy 7
Heart Trouble Ln Blue Ridge Mountain Rd 601
Helmley Ln Senseny Rd 657
Hemlock Ln Beechwood Ln (private road) n/a
Hickory Ln Retreat Rd 643
Hickory Green Ln Berrys Ferry Rd 628
Hidden Hollow Ln Mount Carmel Rd 606
Hidden Valley Ln Alder Ln (private road) n/a
Hideaway Ln Carefree Ln (private road) n/a
Highland Ridge Ln Blue Ridge Mtn Rd 601
Hill And Dale Ln Parshall Rd 608
Hollow Brook Ln Ebenezer Rd 604
Holly Ln Beechwood Ln (private road) n/a
Honey Ln Harry Byrd Hwy 7
Honeysuckle Ct Honeysuckle Ln (private road) n/a
Honeysuckle Ln Retreat Rd 643
Horseshoe Ln Morgans Mill Rd 605
Hunting Ridge Ln Chilly Hollow Rd 621
Huntingdon Ln N Greenway Ave 340
Huntover Ln Red Gate Rd 624
Island Farm Ln Tilthammer Mill Rd 621
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APPENDIX C -- PRIVATE ROADS, UNINCORPORATED AREAS OF THE COUNTY

Private Road Public/Private Road Accessed by Public Road
Route #
Jenkins Ln Morgans Mill Rd 605
Journeys End Ln Blue Ridge Mtn Rd 601
Juniper Ln Wildcat Hollow Rd 602
Katharbrine Ln Lord Fairfax Hwy 340
Kave Ln Harry Byrd Hwy 7
Kelly Ln Pine Grove Rd 679
Kent Farm Ln River Rd 606
Kentland Ln Harry Byrd Hwy 7
Kentmere Farm Ln Millwood Rd 723
Kersey Ln Swift Shoals Rd 622
Keystone Ln Harry Byrd Hwy 7
Kinderhook Ln Salem Church Rd 655
Kingsbury Ln Crums Church Rd 632
Kinsky Ln Parshall Rd 608
Kitchen Ln Gun Barrel Rd 644
Lafayette Ln Blue Ridge Mtn Rd 601
Lakeview Ln Carefree Ln (private road) n/a
Lakeville Farm Ln John Mosby Hwy 50/17
Lander Ln Senseny Rd 657
Laurel Ln Timber Ln/Dogwood Ln n/a
Laurel Wood Ln Crums Church Rd 632
Leeds Manor Ln River Rd 606
Leslie Ln Wrights Mill Rd 645
Lewin Hill Ln Frogtown Rd 649
Lewis Farm Ln Lockes Mill Rd 613
Liberty Hill Ln Liberty Hill Ln 600
Lindey Ln Smallwood Ln 680
Linster Ln Lockes Mill Rd 613
Lions Ln Howellsville Rd 638
Little River Ln Calmes Neck Ln (private road) n/a
Llewellyn Ln Lord Fairfax Hwy 340
Lloyds Ridge Ln Mt. Carmel Rd 606
Lockesly Ln Millwood Rd 723
Locust Ln Old Ferry Ln (private road) n/a
Lois Ln River Park Ln (private road) n/a
Long Branch Ln Bordens Spring Rd/Nelson Rd 622/626
Long Field Ln Pastoral Ln (private road) n/a
Longwood Ln Harry Byrd Hwy 7
Loyola Ln Blue Ridge Mountain Rd 601
Lost Boys Ln Eagle Rock Ln (private road) n/a
Majestys Prince Ln Walnut Hall Ln (private road) n/a
Manor Rd Manor Rd 690
Maple Ln Beechwood Ln (private road) n/a
Marsh Ln Lord Fairfax Hwy 340
Meadowbrook Ln Hawthorne Ln (private road) n/a
Meadows Ln Farnley Ln (private road) n/a
Mercer Farm Ln Feltner Rd 606
Middle Cottage Ln Senseny Rd 657
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Private Road Public/Private Road Accessed by Public Road
Route #

Mighty Turn Ln Walnut Hall Ln (private road) n/a
Mill Ln Chapel Ln (private road) n/a
Milton Valley Ln Lord Fairfax Hwy 340
Minniewood Ln Triple J Rd 632
Misty Hill Ln Swimley Rd 672
Montalegre Ln Harry Byrd Hwy 7

Montana Hall Ln Bordens Spring Rd 622
Morgan Ln Wildcat Hollow Rd 602
Morning Star Ln Good Success Ln (private road) n/a
Mount Airy Farm Ln Bishop Meade Rd 255
Mount Prospect Ln Swift Shoals Rd 622
Mountain Lake Ln Mount Carmel Rd 606
Mountain Ridge Ln Pine Grove Rd 679
Mountaineer Ln Ebenezer Rd 604
Naylee Ln Withers Larue Rd 640
Nellie Custis Ln Audley Ln (private road) n/a
Noble Ln Crums Church Rd 632
Northfield Ln Kennel Rd 625
North Hill Ln Harry Byrd Hwy 7

Oak Cliff Ln Calmes Neck Ln (private road) n/a
Oakland Ln Lord Fairfax Hwy 340
Oakleaf Ln Longwood Ln (private road) n/a
Old Barn Ln Red Gate Rd 624
Old Blue Ridge Rd Blue Ridge Mountain Rd 601
Old Ferry Ln River Rd 606
Old Oak Ln Manor Rd 690
Old Tavern Ln Crums Church Rd 632
Old Tuley Ln John Mosby Hwy 50
Page Brook Ln Page Brook Ln 631
Paris Heights Ln Blue Ridge Mountain Rd 601
Parker Ln Harry Byrd Hwy 7

Pastoral Ln Chilly Hollow Rd 621
Peaceful Hollow Ln Ebenezer Rd 604
Pearl Ln Calmes Neck Ln (private road) n/a
Persimmon Ridge Ln Crums Church Rd 632
Pine Crest Ln Timber Ln (private road) n/a
Piney Ridge Ln CIliff Ln (private road) n/a
Pioneer Ln Lions Ln (private road) n/a
Pleasant Ln Wickliffe Rd 608
Pond Quarter Ln Senseny Rd 657
Pope Ln Crums Church Rd 632
Poplar Ln Beechwood Ln (private road) n/a
Poppy Ln Wind Whistle Ln (private road) n/a
Poston Ln Frogtown Rd 649
Powhatan Ln Millwood Rd 723
Princess Ln Summerville Rd 652
Prospect Spring Ln Browntown Rd 620
Providence Ln Frogtown Rd 649
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Private Road Public/Private Road Accessed by Public Road
Route #
Quarter Horse Ln Clay Hill Rd 651
Quartermoon Ln Kennel Rd 625
Queenship Ln Swimley Rd 672
Ramsburg Ln Westwood Rd 636
Randleston Ln River Rd/Ebenezer Rd 606/604
Ratcliffe Ln Ebenezer Rd 604
Ray Of Hope Ln Stonewall Jackson Hwy 340
Redbud Ln Beechwood Ln/Holly Ln (private road) n/a
Ridgewood Ln Manor Rd 690
River House Ln John Mosby Hwy 50/17
River Park Ln Feltner Rd 606
River View Farm Ln River Rd/Ebenezer Rd 606/604
Riverside Farm Ln Castleman Rd 603
Robin Ln Calmes Neck Ln (private road) n/a
Rock Dale Ln Russell Rd 660
Rock Gate Ln White Post Rd 658
Rock Hall Farm Ln Harry Byrd Hwy 7
Rocky Bank Ln Bishop Meade Rd 255
Rose Airy Ln John Mosby Hwy 50
Rose Hill Ln Harry Byrd Hwy 7
Ross Ln Harry Byrd Hwy 7
Running Bear Ln Calmes Neck Ln (private road) n/a
Rutherford Ln Harry Byrd Hwy 7
Scaleby Ln Millwood Rd 723
Seltenhorst Ln Harry Byrd Hwy 7
Shady Ford Ln Wildcat Hollow Rd 602
Shady Grove Ln Shepherds Mill Rd 612
Shan Hill Ln Shan Hill Ln 619
Sheets Ln John Mosby Hwy 50
Shenandoah River Ln Howellsville Rd 638
Shepherd Ln Anamaria Ln (private road) n/a
Shepherds Ford Ln River Rd 606
Silent Hill Ln Stonewall Jackson Hwy 340/522
Silver Ridge Ln Featherbed Rd 644
Sipe Hollow Ln Boom Rd 615
Skyhorse Ln Mount Weather Rd 650
Slate Ridge Ln Mount Carmel Rd 606
Sleepy Hollow Ln Frogtown Rd 649
Smithfield Ln Wickliffe Rd 608
Soldiers Ln Summit Point Rd 611
Solitude Ln Carefree Ln (private road) n/a
South Gate Ln Millwood Rd 723
Springfield Ln Crums Church Rd 632
Spring House Ln Hawthorne Ln (private road) n/a
Springsbury Farm Ln Briggs Rd/Springsbury Rd 621/713
Stella Mae Ln Frogtown Rd 649
Stock Ln Berrys Ferry Rd 628
Stone Hill Ln Harry Byrd Hwy 7
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Private Road Public/Private Road Accessed by Public Road
Route #
Stone Quarter Ln White Post Rd 658
Stone Ridge Ln John Mosby Hwy 50/17
Stonebrier Ln Harry Byrd Hwy 7
Stonecrest Ln Mount Weather Rd 650
Stonefield Ln Salem Church Rd 655
Stubblefield Ln Briggs Rd 617
Summer Springs Ln John Mosby Hwy 50
Sunny Canyon Ln Pyletown Rd 620
Sunset Ln Browntown Rd 620
Sycamore Ln Rocky Bank Ln 678
Tadpole Ln Frogtown Rd 649
Taylor Hill Ln Ebenezer Rd 604
Throwleigh Ln Pyletown Rd 620
Timber Ln Retreat Rd 643
Toy Hill Ln Ebenezer Rd 604
Tuleyries Ln Berrys Ferry Rd 628
Turtle Ln Allen Rd 639
Valley Springs Ln Harry Byrd Hwy 7
Valley View Ln Blue Ridge Mtn Rd 601
Victory Ln Thornton Rd 625
Victory Farm Ln Frogtown Rd 649
Village Ln Pine Grove Rd 679
Vita Bella Ln Ebenezer Rd 604
Walnut Hall Ln Summerville Rd 652
Warfield Ln John Moshy Hwy 17
Warner Washington Ln  |Lord Fairfax Hwy 340
Westfield Farm Ln Lord Fairfax Hwy 340
Whispering Knolls Ln Boom Rd 615
White Oak Ln Retreat Rd 643
White Pine Ln Solitude Ln (private road) n/a
Wickliffe Farm Ln Wickliffe Rd 608
Wiley Mountain Ln Morgans Mill Rd 605
Wilkins Ln Blandy Farm Ln 750
Williamstead Ln Jack Enders Blvd 700
Willow Lake Ln Feltner Rd 606
Wind Spring Ln Senseny Rd 657
Wind Whistle Ln Raven Rocks Rd 601
Windwood Ln Blue Ridge Mtn Rd 601
Wolfe Ln Boom Rd 615
Woodberry Ln Shepherds Mill Rd 612
Woodley Ln Briggs Rd 617
Worthington Ln River Rd 606
York Ln Lord Fairfax Hwy 340
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APPENDIX D -- UNPAVED PUBLIC ROADS

Route Road Name From To Miles
600 Liberty Hill Ln John Mosby Hwy (US 50/17) Liberty Hill Ln (PR) 0.65
602 | Wildcat Hollow Rd Carefree Ln (PR) Greenstone Ln (PR) 0.89
603 Castleman Rd Shepherds Mill Rd (Rt. 612) Glebe Ln (PR) 2.13
604 Ebenezer Rd River View Farm Ln (PR) Saw Mill Hill Rd (Rt. 607)| 1.00
605 Morgans Mill Rd | Blue Ridge Mountain Rd (Rt. 601) [ Frogtown Rd (Rt. 649) 2.61
606 Feltner Rd Mercer Farm Ln (PR) Mt. Carmel Rd (Rt. 606) | 1.70
619 Shan Hill Ln Clay Hill Rd (Rt. 651) Shan Hill Ln (PR) 0.60
621 Ellerslie Rd Clay Hill Rd (Rt. 651) Briggs Rd (Rt. 621) 2.00
621 Briggs Rd Ellerslie Rd (Rt. 621) Lockes Mill Rd (Rt. 618) | 1.30
621 Lockes Mill Rd  0.96 mi east of Parshall Rd (Rt. 608) Chilly Hollow Rd (Rt. 621)[ 1.08
622 | Bordens Spring Rd Sugar Hill Rd (Rt. 658) Red Gate Rd (Rt. 624) 2.09
622 Swift Shoals Rd Boat landing Mt. Prospect Ln (PR) 2.20
625 Thornton Rd John Mosby Hwy (US 50/17) Millwood Rd (Rt. 723) 0.53
630 Iron Rail Ln John Mosby Hwy (US 50/17) Dead end 0.20
637 Linaburg Ln Old Charles Town Rd (Rt. 761) Dead end 0.30
637 Windy Hill Ln Old Charles Town Rd (Rt. 761) Dead end 0.15
644 Featherbed Rd Lord Fairfax Hwy (US 340) Sugar Hill Rd (Rt. 658) | 2.07
644 Stonebridge Rd Sugar Hill Rd (Rt. 658) Warren County line 1.08
663 Auburn Rd Castleman Rd (Rt. 603) Wickliffe Rd (Rt. 608) 1.00
664 Neill Rd Wrights Mill Rd (Rt. 645) Dead end 0.30
678 Rocky Bank Ln Bishop Meade Rd (Rt. 255) Rocky Bank Ln (PR) 0.13
680 Smallwood Ln Lord Fairfax Hwy (US 340) Lindey Ln (PR) 0.34

TOTAL (approximate) | 24.35

PR -- Private Road

SOURCE: Virginia Department of Transportation County GIS
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SPECIAL USE PERMIT & SITE DEVELOPMENT PLAN (SUP-23-03 / SP-23-04)
February 2, 2024 Planning Commission Business Meeting — Continued/Set Public Hearing
STAFF REPORT- Department of Planning

The purpose of this staff report is to provide information to the Planning Commission & Board of Supervisors to assist
them in reviewing this land use request. It may be useful to members of the general public interested in this request.

Case Summary

Applicant:
Randy Buckley

Property Owner:
Harry Z Isaacs % Long Branch Farm

Location:

The site is located on a parcel that is approximately 390 acres in the Agricultural-Open Space-
Conservation (AOC) Zoning District. The parcel is identified by tax map #29-A-29 and is within the
White Post Election District. The property is located south of John Mosby Highway (US Route 50/17),
fronting on Nelson Road, Red Gate Road, and Borden Spring Road. The internal driveway is
identified as Long Branch Lane. The proposed use would be located within the mansion house (830
Longbranch Lane) and the grounds immediately adjacent to it. The mansion is listed on the Virginia
Landmark Register and National Register of Historic Places, and the property is within the Greenway
Rural Historic District.!

Request:
The applicant requests approval of a special use permit to operate a Minor Commercial Public

Assembly use per Section 5.2D of the Clarke County Zoning Ordinance. The applicant’s narrative
currently explains that they may hold up to 65 events per year. The applicant currently has an existing
special use permit (SUP-01-07) for a house museum and equine veterinary clinic, approved in 2002.

1 Planning Commission Representatives: Buckley & Dunning
Board of Supervisors Representative: McKay
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The current SUP issued in 2002 authorizes a house museum and equine veterinary clinic on the subject
property. The approval allows special events held in association with the house museum subject to
approval by the Board of Supervisors (via a “festival permit” as it was referred to in 2002). The
currently requested SUP for Minor Commercial Public Assembly would allow Longbranch to have
greater flexibility in the type and number of events held on the property. A shapshot of the approval
letter issued in 2002 for the existing SUP is shown below for information purposes.

January 4, 2002

Mitchell Rode, DVM Joe Hickey

Regional Equine Associates Central Hospital Long Branch Farmn Manager
P. O. Box 188 P. O. Box 241

Millwood, VA 22646 Millwood, VA 22646

The Clarke County Board of Supervisors, at its meeting on January 2, 2002, voted to approve the following request
with the conditions as listed:

The Harry Z. Isaacs Foundation and the Regional Equine Associates Central Hospital (R.E.A.C.H.) at Long
Branch request a Special Use Permit and Site Plan for a House Museum and Equine Veterinary Clinic for
the property identified as Tax Map Parcel 29-A-29, with the following conditions:

1. All signs will be brought in to conformance with County Zoning regulations;

2. Normal hours of operation for the Equine Clinic will be 8:00 a.m. to 4:00 p.m. Monday through
Friday with after hours services for emergency cases;

3 Public visitation hours for the house museum will be 12:00 p.m. to 4:00 p.m., Saturday and Sunday.
Staff working hours for the house museum will be 8:30 a.m. to 5:00 p.m., Monday through Friday.
Major special events involving the outdoor assembly (currently defined as more than 25 persons)
must obtain a Festival Permit from the Board of Supervisors. In addition, minor special events will
occasionally be held outside of normal working/visitation hours;

4, The drainfield for the stable housing R.E.A.C.H. is limited to serving the stable apartment and not
more than the equivalent of two full-time employees in the stable, and will make an annual report to
the Health Department; and

5. The Special Use status for the equine clinic applies only to R.E.A.C.H. and shall not be applied to any
other operation. The Special Use status will terminate if R.E.A.C.H. ceases activity on the property
for thirty days.

Please have Mr. Benham come by the Planning Department to sign the site plans, on behalf of the Harry Issacs
Foundation.

Please call Chuck Johnston at 955-5130 if you have any questions.
L ;

David Ash, County

ministrator

Based on the Minor Commercial Public Assembly regulations, the proposed events would be limited
to a maximum of 149 people, including guests and event personnel. As required by Section 6.3.1B-
3a, a site development plan is submitted for concurrent review with the special use permit application.
No new development is proposed on the site development plan submitted by the Applicant. However,
the site development plan identifies the location of the proposed events and existing facilities around
this location that will be used for the events.
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Ilustrations:

AERIAL OF PROPERTY

=)
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Location Map

SITE LOCATION
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Snapshot of Event Area from the Site Development Plan
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Application Documents:

The applicant submitted a complete application form, narrative document, site plan, and paid the
required application fees. These referenced documents are attached to this report.

Current Review Status:

Below is a summary of the comments or review status for the various agencies that have been
forwarded the applications. Those shown in highlighted text have not been substantially resolved at
this time.

Planning Department Review:

[10/24/2023 & 12/14/2023] Planning Staff review is ongoing at this time. A courtesy review checklist
was provided to the applicant’s engineer prior to submission to the County. At this time it was also
recommended that the applicant include a narrative document explaining the use. The applicant
submitted a narrative document with their formal submission and made many updates to the site plan.
Following formal submission Staff discussed with the applicant that the number of required parking
spaces need to be shown, which the applicant did. 38 spaces are required by the County’s regulations
for assembly uses (1 space for every 4 people @149 maximum people). The applicant identified 41
existing parking spaces on a revision site plan submitted in-part on December 18, 2023 and in full on
December 21, 2023. An old event map was also removed from the site plan with this submission that
included inaccurate information.

Sheriff’s Office:
[12/5/2023] No issues. ~Travis M. Sumption, Chief Deputy

Economic Development:

[12/6/2023] Long Branch is a beautiful location to host events. It represents Clarke County's
agriculture industry well. There are minimal event venue options in Clarke County: only Rosemont,
Blandy Farm and the Fairgrounds. The increased visibility of Long Branch creates awareness for
Clarke County's rich, historic heritage. The museum, the house tours and the art exhibits are cultural
attractions for tourists to spend a relaxing day away from their urban buzz. Visitors attending events
at Long Branch will likely increase patrons to local restaurants, lodging and shopping. Additional
visitors create more sales, therefore increasing business retention and generation of more meals tax
and lodging tax. It could help generate a revenue stream for Long Branch. It may even create jobs
to staff the museum or work the events. 1 am in favor of the Planning Commission's approval the SUP
application to benefit tourism and economic development. ~Michelle Brown, Director of Economic
Development

Emergency Services Review:
[12/7/2023] No issues. ~Wayne Whetsell, Chief of Fire, EMS & Emergency Management

Virginia Outdoor Foundation (VOF):

[12/12/2023] Thanks for passing this information along. I’'ve looked over the easement and this
special use permit does not require VOF review or approval. I’ve updated our records with the permit
application and narrative. ~Becca Budrock, VOF

VDOT Review:
Staff received comments from VDOT on January 23, 2024. They have no objections to the request
but noted that the existing entrance to Nelson Road does not meet VDOT minimum requirements and
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should be closed/gated except for emergency situations. VDOT clarified that the main entrance off of
Borden Springs Road is adequate for the proposed use.

Building Department Review:
Submitted December 5, 2023 — No comments.

Virginia Department of Health (VDH):

[12/20/2023] Pursuant to your written request, we have evaluated the existing sewage disposal system
that serves the aforementioned property. 1) The copies of well and septic records shown on sheets 8
and 9 of the site plan are for tenant houses located on the parcel. 2) We have no well or septic records
for the main house where the SUP is proposed to be. 3) The applicant should work with an onsite soil
evaluator to do a safe adequate and proper evaluation over the existing sewage disposal system,
and/or design a new system to accommodate an event venue with up to 149 guests. 4) If the applicant
has 60 or more events throughout the year with 25 or more guests at each event, they will need to be
permitted as a waterworks through the Virginia Department of Health Office of Drinking Water.

[1/23/2024 STAFF UPDATE] The Applicant is actively working with VDH to address the questions

or issues related to the adequacy of the existing on-site sewage disposal system. However, no
additional information has been submitted to-date.

Minor Commercial Public Assembly Regulations:

Section 5.2D (Recreation/Education/Assembly Uses) of the Clarke County Zoning Ordinance includes
the definition and regulations for minor commercial public assembly land uses. These uses are
prohibited in the RR, CN and CH zoning districts. They are allowed with an approved special use
permit in the AOC and FOC Districts.

The code definition of minor commercial public assembly is “(a) business which provides, for a fee,
a venue for temporary public or private assemblies including meetings, conferences, weddings,
parties, and similar events for six or more event days in a calendar year on property other than that
owned by Federal, State, or local government. ”

The following use regulations apply to minor commercial public assembly uses:

e Minimum lot area. A lot, or multiple adjoining lots under the same ownership, containing a
minor commercial public assembly use shall have a minimum lot area of six acres.

e Maximum number of attendees. The maximum number of attendees allowed onsite at an event

at any one time is 149. Attendees shall include all individuals present including but not limited
to guests, employees, caterers, and attendants.

Special Use Permit Review Criteria:

A Special Use Permit is a legislative approval by the Board of Supervisors. Prior to review by the
Board of Supervisors, the Planning Commission is required to review the application and provide a
recommendation. During both processes with the Board of Supervisors and the Planning Commission
public hearings are required.
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The Clarke County Zoning Ordinance provides a list of review criteria for the Planning Commission
and Board of Supervisors to use when evaluating applications. These criteria are found under Section
6.3.1C-2 of the Clarke County Zoning Ordinance. Evaluation of an application using these criteria
helps to establish a list of impacts and compatibility issues associated with the proposed land use. It
also helps to identify conditions that may be required to mitigate the identified impacts.

Below is a list of the review criteria (shown in blue) from Section 6.3.1C-2. Staff will provide review
comments regarding how this application conforms to these review criteria in advance of the future
public hearing when the preliminary review process is complete with review agencies. The applicant
has provided their own comments about how the proposed use meets the code regulations and these
review criteria in the submitted narrative that is attached. Staff will also provide recommended special
use permit conditions at that time.

CRITERIA A: Consistency with the Clarke County Comprehensive Plan and any applicable
implementing component plans.

CRITERIA B: Will not have an undue adverse impact on the short-term and long-term fiscal
resources of the County for education, water, sewage, fire, police, rescue, solid waste disposal or
other services, and will be compatible with the capital improvement goals and objectives of the
Comprehensive Plan, to the end that growth of the community will be consonant with the efficient and
economic use of public funds.

CRITERIA C: Will not cause an undue adverse impact that would reduce the conservation value of
adjacent or nearby agricultural or forestal land or would impede the operations of an active
agricultural or forestal operation.

CRITERIA D: Compliance with Virginia Department of Transportation (VDOT) regulations and
recommendations of VDOT deemed necessary for safe and efficient movement of traffic.

CRITERIA E: No destruction of or encroachment upon historic or archeological sites, particularly
properties under historic easement.

CRITERIA F: Will not cause an undue adverse impact on the following important resources located
on the subject property or surrounding properties:

e  Surface or groundwater resources including but not limited to mitigation of pollution of such
resources.

e Natural areas such as unique geological features, rare plant habitats, or wildlife nesting areas.

e Areas designated for conservation, recreation, or natural preservation including but not
limited to properties under permanent conservation easement, State-designated scenic byways,
scenic rivers, Blandy Experimental Farm, and the Appalachian National Scenic Trail corridor.

CRITERIA G: Will not cause undue noise, light or glare, dust, odor, fumes, or vibration.
CRITERIA H: Availability of sufficient water for foreseeable needs.

CRITERIA I: No unreasonable depletion of or other undue adverse effect on the water source(s)
serving existing development(s) in adjacent areas.

CRITERIA J: Effective screening and buffering is provided, or the proposed development will be
situated away from adjacent properties, in @ manner to avoid causing detrimental visual impacts.
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Updated Conclusions:

Review comments provided by the VDH on December 20, 2023 require further study of the existing
on-site septic disposal system to determine if it meets health code requirements for the proposed use.
This may or may not require a new system or improvements to the existing system. VDH comments
also state that the regulations require a waterworks permit for the well if the number of events is 60 or
greater. This is also being evaluated by the applicant and may result in a modification to their
application regarding the number of events proposed per year.

The meeting on February 5" is a continuation from the January meeting that was deferred at the request
of the Applicant primarily for the purpose of addressing review comments from VDH.

Comments have been received from VDOT since the January meeting and are documented in this
Staff report. While they do not have any objections they advised that the entrance to Nelson Road
should not be used for the proposed events except for emergency purposes. VDOT did clarify that the
main entrance to Longbranch off of Borden Springs Road was adequate.

Staff will provide further analysis regarding the SUP review criteria and recommended SUP conditions
in advance of the public hearing.

Updated Staff Recommendation:

Staff recommends that the Planning Commission schedule a public hearing on these applications at a
time when VDH’s comments can be adequately addressed. At this time, the Applicant is working with
VDH and hopes to have an update by the time of the meeting on February 2, 2024.

Since the application was deferred on January 5, 2024 at the Applicant’s request the Planning
Commission is required to take action on the special use permit and site development plan applications
within 100 days from February 2, 2024. 100 days from this date is May 12, 2024. Regularly scheduled
Planning Commission Business Meetings within this time period include the dates of March 1%, April
5t and May 3.

History:

November 27, 2023 Applications & fees submitted.

December 5, 2023 Applications transmitted to review agencies.

December 5, 2023 Sheriff’s Office comments received.

December 6, 2023 Economic Development Dept. comments received.

December 7, 2023 Comments received from Fire, EMS & Emergency Services.

December 12, 2023 Comments received from the Virginia Outdoor Foundation (VOF)

December 14, 2023 2" Review comments from Planning Department discussed with applicant
following previous review comments sent on October 24,

December 18, 2023 Applicant submitted partial revision of site development plan.

December 20, 2023 VDH comment letter received.

December 21, 2023 Applicant submitted a revised site development plan.

January 2, 2024 Scheduled Planning Commission Work Session.

January 5, 2024 Scheduled Planning Commission Business Meeting (set public hearing) —
Deferred at applicant’s request

January 23, 2024 VDOT comment letter received.

January 30, 2024 Scheduled Planning Commission Work Session.

February 2, 2024 Scheduled Planning Commission Business Meeting (set public hearing)
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COMMONWEALTH of VIRGINIA

DEPARTMENT OF TRANSPORTATION
14031 Old Valley Pike
Edinburg, Virginia 22824

January 23, 2024

Mr. Jeremy Camp

Zoning Administrator
Clarke County

101 Chalmers Court, Suite B
Berryville, VA 22611

Re:  Historic Long Branch SUP 23-03
Horse Farm, Veterinarian, Event Venue
Clarke County - Rte 626

Dear Mr. Camp:

We have reviewed the above referenced Special Use Permit (SUP) and we have no overall
objections to the proposed use. Route 626 is a rural local road with poor vertical and horizontal
geometry and is carrying approximately 210 trips per day. The existing pavement width is
narrow and right-of-way on Route 626 is insufficient for improvements to the road or drainage
features.

This site will host a horse farm, veterinarian’s office, and event venue. The special events may
include art exhibits, weddings, gatherings, galas, and similar activities for a maximum of 65
events per year with 149 attendees.

The existing entrance to Route 626 Nelson Road (Long Branch Lane) does not meet VDOT
minimum requirements for sight distance or geometry and therefore should remain closed/gated
except for emergency situations. Long Branch installed an entrance that meets VDOT
requirements 1800’ to the west several years ago. This entrance should be used for access to the
facility.

We ask that you arrange to have the VDOT’s comments included in the official public
records.

Please contact me at (540) 534-3211 if you have any questions.

Sincerely,

Bobby Boyce

VDOT Land Development Engineer

VirginiaDOT.org
WE KEEP VIRGINIA MOVING
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PROJECTED UPCOMING AGENDA ITEMS, FEBRUARY -- MAY
(2/2/2024 Business Meeting)

FEBRUARY

FEBRUARY COMMITTEE MEETINGS

Policy & Transportation Committee (Friday, February 2 after Business Meeting):
e TA-23-01, Campground Regulations — modifications requested by Board of
Supervisors
Policy & Transportation Committee (to be scheduled — late February):
e TA-23-01, Campground Regulations — modifications requested by Board of
Supervisors (continued discussion)
Comprehensive Plan Committee (Wednesday, February 14 at 2:00PM):
e Rural Lands Plan (continued discussion) — Valley/AOC issues

MARCH

FEBRUARY 27 WORK SESSION

-- No items currently identified
MARCH 1 BUSINESS MEETING

Public Hearing:

o SUP-23-03/SP-23-04, Harry Z. Isaacs % Long Branch Farm
Schedule Public Hearings:

e SUP-23-01/SP-23-01, Blake & Tamara Bullard

o SUP-23-02/SP-23-02, John Miller (Watermelon Park)
Minor Subdivisions:

e MS-23-08, Regan Partnership, LP

COMMITTEE MEETINGS

Comprehensive Plan Committee (Wednesday, March 6 at 2:00PM):
e Rural Lands Plan (continued discussion) — Mountain/FOC issues
Comprehensive Plan Committee (Wednesday, March 27 at 3:30PM):
e Rural Lands Plan (continued discussion) — Village workshop planning
Policy & Transportation Committee (to be scheduled — mid-March if necessary):
e TA-23-01, Campground Regulations — modifications requested by Board of
Supervisors (continued discussion, final report to Planning Commission in April)
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APRIL

APRIL 2 WORK SESSION

e TA-23-01, Campground Regulations (report from Policy & Transportation Committee)
APRIL 5 BUSINESS MEETING

Public Hearings:
e SUP-23-01/SP-23-01, Blake & Tamara Bullard (TBD)
o SUP-23-02/SP-23-02, John Miller (Watermelon Park)
Other Business:
e TA-23-01, Campground Regulations (action item to send recommendation on text
amendment modifications to Board of Supervisors)
COMMITTEE MEETINGS

Comprehensive Plan Committee (to be scheduled):
e Rural Lands Plan (continued discussion) — Possible Millwood and White Post Village
workshops
Ordinances Committee (to be scheduled — early/mid April):
e Review priority text amendments

MAY

APRIL 30 WORK SESSION

-- No items currently identified
MAY 3 BUSINESS MEETING

Schedule Public Hearing:
e TA-23-01, Campground Regulations (TBD if text amendment is modified)
COMMITTEE MEETINGS

Comprehensive Plan Committee (to be scheduled):
e Rural Lands Plan (continued discussion) — Possible Millwood and White Post Village
workshops, continued work on plan development
Ordinances Committee (to be scheduled — early/mid May):
e Finish work on priority text amendments, final report to Planning Commission in June
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