
Public Hearing Notice 
 
The  Clarke  County  Board  of  Supervisors  will  conduct  two  public  hearings  in  the  Berryville  Clarke  County 
Government Center Main Meeting Room, 101 Chalmers Court, 2nd Floor, Berryville, VA, on Tuesday, March 19, 
2024, at 6:30 pm, or as soon thereafter as the matter may be heard, to hear public comment on the following: 
 
PH2024‐04: Horus Virginia I LLC Special Use Permit & Site Development Plan (SUP22‐01/SP22‐02) Horus Virginia 
I LLC (applicant) – Bellringer Farm, 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  numbers  13‐A‐13  and  13‐A‐56.  They  are  located  on  the west  side  of 
Westwood Road  (Rt 636) with access via proposed entrances on Bellringer Land 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. On February 2, 2024, the Planning Commission recommended conditional approval of 
the applications with draft conditions for the special use permit. 
 
Information regarding the above matters is available to the public in the Clarke County Administration office 
and on the County website. Any person desiring to speak on the above matters should appear at the appointed 
time  and  place.  Written  copies  of  statements  are  requested  but  not  required.  Clarke  County  does  not 
discriminate on the basis of handicapped status in admission to its programs and activities. Accommodations 
will be made for handicapped persons upon prior request. 

Chris Boies – County Administrator 
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22. 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. 

 
 
Exhibit A:  Emergency Action Plan 
Exhibit B:  Decommissioning Plan 
Exhibit C:  Economic Benefits Agreement 
 
 
Planning Commission Recommendation: 
 
On February 2, 2024 the Planning Commission held a continued public hearing on these applications.  
No members of the public spoke at this public hearing.   
 
The Planning Commission passed a motion for the recommendation of conditional approval of the 
special use permit application, including the SUP conditions noted in this report, and conditioned that 
the Economic Benefits Agreement be finalized and accepted by the Board of Supervisors prior to 
approval.   
 
The Planning Commission’s recommendation for the site development plan was conditional approval, 
conditioned that DEQ grant approval of the stormwater management plan prior to final approval.  As 
noted above in this report, DEQ issued approval a few days after the Planning Commission made this 
motion, thereby addressing the condition. 
 
 
Update: 
 
Since the application was presented to the Board of Supervisors on February 20, 2024, and the public 
hearing was scheduled, the applicant submitted minor revisions to the Narrative and Emergency 
Action Plan.  The changes were minor corrections and typographical errors noted in the initial meeting.  
Staff also met with the Applicant’s attorney and discussed certain changes to the Economic Benefits 
Agreement (siting agreement), including language that clarifies that the agreement only covers the 25 
year period and will need to be renegotiated at the end of that time period.  The revised draft is attached 
with this report as Exhibit C. 
 
 
Conclusion: 
 
A public hearing is scheduled for the March 19, 2024 Board of Supervisor’s Meeting for consideration 
of the proposed Special Use Permit (SUP-22-01) and Site Development Plan (SP-22-02).  A separate 
public hearing is also scheduled for consideration of the Economic Benefits Agreement to comply 
with the Virginia Code requirements for siting agreements. Staff recommends that if the Board of 
Supervisors decide to approve the Special Use Permit and Site Development Plan applications that 
such approval include the recommended conditions of the Planning Commission and be done once the 
terms of the Economic Benefits Agreement (siting agreement) are satisfactory to the Board of 
Supervisors. 
 
 
 
 
 
 



��

�����������������������������������������������������������������������������������������������������������������������������	
�����	�������� � ���������������������������	��������� � ����������������������������������������������������������� !��������" �	�##������� � � ���$����%%����&����'�(������)*�+,��- � ���#�������� +.(�&����'�(������)/����,��- � ���0�������� 1����������%%�&����'�(�������- � ���#2�������� &��������(������#�%����1�������	�3�����������������������!��������� &�������4���������$�����������������������)��,��"�� ��	�#5�����6� � ���$����%%����&����'�(���������"�� ��	��6�����6� ���%%������'��������3�!� ��	��0�����6� 7�8.������'�����������������-�����9�����6� � &��������(��������%����1�������	�3�����������������-�����#0�����6�� � !���������%����������������������$�*�������	�-��������������	�#5�����6� � � ���$����%%����-��������(�������" ����������6� � �*:������'����� ����������" ����2�����6� � &�� !���������%�����������������������)';���'�����������%%��%�.������"�&���,��" �	�#������6�� � ���%%�&����'�(�������- � ���#�����6�� ������&����'�+����������- � ���������6�� 7�8.�-��������(�������- � ���##�����6�� ������&����'�+��������������7����������<������=7�������� ���- � ���#>�����6�� ���%%������������������������� ��%����'� ���- � ����5�����6�� ���������+����������=��?������������������������!���#�����6� ���������+����������@ ���������������A������ !�������������.@�� � � � ���$����%%����&����'�(������9��������!���������6� BCDCEEFG�ECHICJK�LEMNOPCP�QR�KSC�TLLGOUFVKWJ�F�������-����������<����������������������%	��X������������%��X���Y �������	����������4����!���#>�����6� ��%��������Y ������!	��X��-����������4����!����0�����6� ��X�� �������������+����������=��?������������������4����!���6������6� -���������� !���������'���� ������%��������'������ �����������������������������%������������!���%�����������������%�����������	����������������%��������'���������������%��������!���#�����6� ��%��������Y ������!	��X��-���������������!���0�����6� -���������� !���������'���� ������%��������'������ ������������������������������������������������������������%%������ ���$����%%����������!���##�����6� .��������������� ���$����%%����%��������'�������!���#6�����6� � ���$����%���������'�������������%����'������	������%������'�%���������!���#;#0�����6� +��������������'��X�������������������������������������'����������������!����>�����6� ��%��������Y ������!	��X��-����������"�� ��	�������9� ��X�� �������������+����������'��?����������"�� ��	������9�� ��X�� �������������+����������@ ���������������;���%������!	�-����������"�� ��	�5�����9�� +� ��	�-������	������'������������������������������������������������"�� ��	�#>�����9� �*:������'��������������������������������"�� ��	�#0�����9� ZIEK�[�\EMDDOKKWJ�EC���'�������������������������%���������X�������"�� ��	�#5�����9� TLLGOUFVKWJ�ECJLMVJC�GCKKCE�KM�B]̂ WJ�_̀_àbcbd�ECNOCe�UMffCVKJg�� � � TLLGOUFVKWJ�ECJLMVJC�GCKKCE�KM�][h�iMVJIGKFVKWJ�ECNOCe�UMffCVKJg�"�� ��	��������9� TLLGOUFVKWJ�ECJLMVJC�GCKKCE�KM�\GFVVOVj�BCL��������'������������ � � &������������������������������ !�������'��X��������X���������������������������"�� ��	��6�����9� 1�%���������� !�������%��������������������������������������	������������"�� ��	��9�����9� ������%�����*:���������������%	�����X����� �����������'����� ���"�� ��	�6������9� ��X�� �������������+����������'��?����������3�!� ��	�#�����9� &�������*@-�� !�������!	��X��-��������������������%������ ������<��X����%������������X�	������������������	��X��������3�!� ��	�������9� ��X�� �������������+����������@ ���������������;�+����� ���� !�������������3�!� ��	������9� �*:�-��������(����������������3�!� ��	��������9� @8������������������A�� !����X���������X�� ���3�!� ��	��0�����9� �������������������������������������	�������������� !�����������������X����'��X��X��-��������W���������	���������������������X��*@-�����������������'�����������%���������X�#5�����9�� @8��� !������������
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ECONOMIC BENEFITS AGREEMENT 
 

This Economic Benefits Agreement (“Agreement”),  dated this _____ day of ______________, 
2024, is 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 Code of Virginia §15.2-2316.8 allows the County to enter into a siting 
agreement with the applicant to include financial compensation to the County for certain 
capital, budgeting, fiscal fund balance, and deployment of broadband needs; and 

Whereas, the special use permit (SUP-22-01) was approved by the County, which 
special use permit contains a condition which provides that the applicant shall take 
responsibility for the payments specified under said agreement; 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 $79,971; 

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 for those areas of the 
Parcel outside of the solar project (“Good Neighbor Payments” (GNP)).  Commencement of 
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the project shall be defined as the point when the applicant applies for a land disturbance 
permit. 

3. The term of this Agreement covers twenty-five (25) years which starts at the 
commencement of the Project.  The parties to this Agreement agree that at the conclusion of 
the term of this Agreement, they shall make all reasonable and good faith efforts to negotiate 
a new economic benefits agreement to cover a new term and to address the continuance of 
the megawatt photovoltaic project on the Parcel.   

 

 

 

Witness the following signatures and seals: 
 
 
 
 
 
       BOARD OF SUPERVISORS OF  
       CLARKE COUNTY, VIRGINIA   
 
 
       By:  ____________________________ 
        County Administrator  
 
 
               ___________________________ 
         Date  
 
 
 
 
 
       HORUS VIRGINIA 1, LLC  
 

By:  ____________________________ 
          
       Its: _____________________________ 
 
             ___________________________ 
         Date
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SCHEDULE A 

Annual payments pursuant to agreed Economic Benefits Agreement 

 

GNP $212,500
Year 1 $104,960
Year 2 $106,985
Year 3 $109,070 
Year 4 $111,205
Year 5 $113,380
Year 6 $115,600 
Year 7 $117,910 
Year 8 $120,265
Year 9 $122,670 
Year 10 $125,120 
Year 11 $127,620 
Year 12 $130,170 
Year 13 $132,775
Year 14 $135,430 
Year 15 $138,135
Year 16 $140,895 
Year 17 $143,710
Year 18 $146,585 
Year 19 $149,515 
Year 20 $152,500 
Year 21 $155,550
Year 22 $158,660 
Year 23 $161,830 
Year 24 $165,065 
Year 25 $168,365 

Total $3,566,470 
 
It is the agreement of Horus and the County that the above stated schedule and agreed upon Economic Benefits 
Agreement shall be the sole amount collected by the County and paid by Horus for a period of the twenty-
five years commencing upon the date of completion of the installation of the commercial solar field and the 
delivery of power to First Energy from the commercial solar field.  The County does agree that these payments 
and the above payment schedule shall be in lieu of any other payments required to be paid to the County 
whether they be by way of real property taxes, personal property taxes, machine and tool taxes, or any other 
County tax for the portions of the property containing the solar project.   
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