
Staff Report 

Jefferson County Board of Zoning Appeals Meeting 

August 22, 2024 

24-4-CUP Franklintown Farm Solar Project Conditional Use Permit Request 

 

Page 1 of 9 

Item #1 Request for a Conditional Use Permit to operate a Solar Energy Facility, as defined in Article 2 of 

the Zoning Ordinance. Project Name: Franklintown Farm Solar Project. The proposal consists of 

constructing an 80-megawatt solar energy facility on 502 acres. The project consists of row of 

solar modules, a new substation to connect the solar facility to the existing overhead electrical 

transmission line, and a 20MW Battery Energy Storage System (BESS). The Project also includes 

internal access roads, commercial entrance(s), security fencing, a buffer screen, and stormwater 

management. 

Applicant: Franklintown Farm LLC / Attn: Ashley Smith, P.E. Enel North America, Inc. 

Consultant Potesta & Associates, Inc. / Attn: Joe Knechtel 

Property Owner Property Location Map Reference 

Mark D. Stolipher 

2998 Withers Larue Rd, Summit Point, WV 

Parcel ID: 06001900080004; Parcel/Project Size: 146.84 ac 
 

322 & 288 Scooter Ln, Charles Town, WV 

Parcel ID: 06001900160000; Parcel/Project Size: 50 ac 
 

261 Berry Hill Farm Ln, Summit Point, WV 

Parcel ID: 06001900070000; Parcel/Project Size: 150.31 ac 
 

Michael Paul 

Chapman, Trustees 

651 & 653 Franklintown Rd, Summit Point, WV 

Parcel ID: 06001900060000; Parcel/Project Size: 154.16 ac 
 

All of the subject parcels are zoned Rural. 

  

Current 

Applications: 

08/22/24: Board of Zoning Appeals Meeting Conditional Use Permit Public Hearing 

09/10/24: Planning Commission Meeting Concept Plan Workshop (File #24-2-SP) 

Site Visit 

Conducted: 
Site visit was not conducted. 
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Summary of Request and Purpose of Ordinance Requirements 

Article 2 defines Solar Energy Facility as:  

“A facility that generates electricity from sunlight by utilization of photovoltaic (PV) 

technology and distributes the generated electrical power. On-site components of the 

facility may include solar panels and other accessory components including, without 

limitation, Essential Utility Equipment, transformers, inverters, cabling, electrical lines, 

substations, and other improvements necessary to support generation, collection, storage, 

and transmission of electrical power.” 

The entire project area is located outside of the Urban Growth Boundary (UGB) and Preferred 

Growth Area (PGA). As such, the proposal requires evaluation by the Board of Zoning Appeals for 

compliance with the Conditional Use Permit criteria outlined in Section 6.3, as well as the criteria 

listed in Section 8.20. 

Property Description 

The project area will occur over four separate contiguous parcels, comprised of a total of 502 acres. The 

properties are currently used for agricultural purposes.  

The property designated as 261 Berry Hill Farm Lane contains a Category II Historic Structure – Berry 

Hill House. Pursuant to Section 3.4D of the Zoning Ordinance, Category II sites are classified as 

important by the Jefferson County Historic Landmarks Commission and include sites that may be 

National Register eligible. Sites in this category may have been altered or changed to such a degree that 

they no longer retain the same level of integrity as the original condition. 
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Conditional Use Permit Process 

The applicant has provided information summarizing how the proposed project will comply with the 

criteria outlined in Sections 6.3 and 8.20 of the Zoning Ordinance. Per Section 8.20A.2.b, the project 

decommissioning plan and bond shall be in accordance with the WV Department of Environmental 

Protection, pursuant to WV State Code §22-32-1, et. sec. or its successor. The applicant acknowledged 

the decommissioning requirements in their application. 

Section 6.3 of the Zoning Ordinance states: 

“The Board of Zoning Appeals shall have the authority over the issuance or denial of a conditional use 

permit for uses listed as “Conditional Uses (CU)” in each zoning district. The Board shall have the 

authority to impose such reasonable conditions and restrictions as are directly related to and incidental to 

the proposed conditional use permit: 

A. The Board shall consider each Conditional Use Permit request that is filed in accordance with this 

Ordinance and the procedural requirements of the Board of Zoning Appeals. The Board may 

require reasonable conditions or special requirements which allows for the proper integration of 

the proposed uses into the community and are directly related to and incidental to the proposed 

conditional use permit. The following General Standards shall be considered by the Board in 

approving or denying the CUP:” 

1. The proposed use is compatible with the goals of the adopted Comprehensive Plan. (Sec. 6.3A.1) 

The applicant has addressed this criteria on Page 4 of their application packet.  

The subject parcels are shown as “Rural/Agricultural” on the Envision Jefferson 2035 

Comprehensive Plan’s Future Land Use Guide (see exhibit below) and are located outside of the 

Charles Town Urban Growth Boundary. 

 



Staff Report 

Jefferson County Board of Zoning Appeals Meeting 

August 22, 2024 

24-4-CUP Franklintown Farm Solar Project Conditional Use Permit Request 

 

Page 4 of 9 

The Plan supports allowing non-residential uses in the Rural zoning district to process via the 

Conditional Use Permit process (see excerpts below). In March 2017, the Zoning Ordinance was 

amended to update the Conditional Use Permit process in accordance with the recommendations of 

the adopted Comprehensive Plan. 

The Plan also includes several references to encourage the creation of and the use of renewable 

energy sources. In April 2022, the County Commission amended the Plan to clarify and state that 

solar energy facilities are allowed to process via the conditional use permit process when located in 

areas outside of an Urban Growth Boundary and Preferred Growth Area (see Infrastructure and 

Technology Recommendation 8 on Page 93 of the amended Plan – listed below). The Zoning 

Ordinance was subsequently amended on June 16, 2022 to adopt Section 8.20 with provisions to 

process Solar Energy Facilities. 

Excerpts from the Envision Jefferson 2035 Comprehensive Plan 

…This Plan further recommends amending the Zoning Ordinance to eliminate the LESA 

point system and to develop procedures that would allow the use of a more traditional 

CUP process in the Rural District for non-residential uses. This CUP process should 

require a public hearing before the Board of Zoning Appeals to determine if the use is 

compatible in scale and intensity with the rural environment and poses no threat to public 

health, safety, and welfare.” (Page 36, Rural Land Use) 

Amend the Zoning Ordinance to eliminate the Land Evaluation Site Assessment (LESA) 

system and to modify the Conditional Use Permit (CUP) process in the Rural Zoning 

District, which would be used for compatible non-residential development only.” (Page 39, 

Recommendation #4.b – Rural Land Use Planning Recommendations (Goal 2)) 

This Plan recommends that the use of the CUP in the Rural District be limited to non-

residential uses not permitted in the Rural District which are compatible in scale and 

intensity with the rural environment and that pose no threat to public health, safety, and 

welfare.” (Page 74, Rural Economic Activities) 

Recommendation 5: Amend the Zoning and Land Development Ordinance to permit 

additional non-residential rurally compatible uses.  

Recommendation 5b: Amend local land use regulations to permit non-agriculturally 

related commercial uses by the Conditional Use Permit (CUP) process in the Rural zone if 

the use is agriculturally and rurally compatible in scale and intensity, poses no threat to 

public health, safety, and welfare, and if the use helps to preserve farmland and open space 

and continue agricultural operations. (Page 77, Agricultural and Rural Economy 

Recommendations (Goal 8))” 

Recommendation 8: Encourage public entities to utilize alternative and renewable energy 

sources for a variety of needs, specifically Solar Energy Facilities in areas inside of the Urban 

Growth Boundary and the Preferred Growth Area as a Principal Permitted Use, and outside of 

the Urban Growth Boundary and the Preferred Growth Area, by the Conditional Use Process. 

(amended by action of the County Commission 04-05-22 and affirmed by the Planning 

Commission on 04-12-22.) 

Recommendation 8.a Enable the construction of renewable energy generation facilities by 

residents and businesses. 
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2. The proposed use is compatible in intensity and scale with the existing and potential land uses 

on the adjoining and confronting properties, and poses no threat to public health, safety and 

welfare. (Sec. 6.3A.2) 

The applicant has addressed this criteria on Pages 5-7 of their application packet. 

 

3. The proposed site development shall be such that the use will not hinder nor discourage the 

appropriate development and use of adjacent land and buildings. (Sec. 6.3A.3) 

The applicant has addressed this criteria on page 7 of their application packet. 

4. Neighborhood character and surrounding property values shall be safeguarded by requiring 

implementation of the landscaping buffer requirements found in Appendix B and Section 4.11 

of this Ordinance. (Sec. 6.3A.4) 

The applicant has addressed this criteria on Pages 7 & 8 of their application packet and within the 

Site Information notes on the Concept Plan. 

The applicant shall comply with the buffer requirements established in Section 8.20 of the Zoning 

Ordinance. The Concept Plan exhibit reflects compliance with the landscape buffer requirements. 
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Excerpt from Concept Plan  

Site Information Notes (left) 

Excerpt from Concept Plan – Site Sketch (above) 

 

Symbol Key (left) 
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5. Commercial and Industrial Uses shall be in conformance with Section 8.9 of this Ordinance. 

(Sec. 6.3A.5) 

As part of the Conditional Use Permit application, the applicant was informed of this criteria and 

shall comply with this standard. The applicant acknowledged and stated they will comply with this 

requirement on page 8 of their application packet & Note #13 on the Concept Plan. 

6. For properties in the Rural zoning district, roadway adequacy shall be assessed by the 

Comprehensive Plan’s Highway Road Classification Map. (Sec. 6.3A.6) 

The applicant provided trip generation data on Pages 8 & 9 of their application packet. The facility, 

once operational, is anticipated to generate 2-3 vehicle trips per day. 

The applicant represented that 

the closest highway problem area 

is within a one mile radius of the 

project (see Problem Area #28, 

noted on Highway Problem 

Areas Map exhibit below). The 

proposed access points for the 

project do not utilize the 

roadways identified as problem 

areas. 

Problem Area #27 = Meyerstown 

Road – one mile east of US 340. 

Problem = two 90-degree turns. 

Problem Area #28 = 

Meyerstown Road – ½ mile east 

of US 340. Problem = 90 degree 

turn. 

 

 

7. Historic Landmarks Commission’s Findings related to the proposed land use. (Sec. 6.3A.7) 

The applicant addressed this criteria on Page 9 of their application packet.  

The project site includes the property located at 261 Berry Hill Farm Lane. The County’s GIS data 

reflects that this house is a Category II Historic Structure identified by the Historic Landmarks 

Commission. The Concept Plan depicts a voluntary 75’ buffer around Berry Hill House / Category II 

structure, which is located within a 200’occupied structure buffer. Setback Note #3 on the Concept 

Plan states “The fence line will be setback 100’ from the Locust Grove Cemetery and will include a 

planted buffer. GPR will be performed prior to construction to confirm any unmarked graves.”  

*GPR = Ground Penetrating Radar 

Section 3.4D.4.b of the Zoning Ordinance defines Category II resources as follows: 

These sites are classified as important. This category includes Jefferson County Landmarks, 

historic sites that may have been altered or changed to such a degree that they no longer retain 

the same level of integrity as the original condition. 
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The Ordinance states that the Historic Landmarks Commission may make reasonable 

recommendation to the Board of Zoning Appeals on the suitability of a proposed non-residential use 

for the building seeking a Conditional Use Permit and may include the following findings: 

a. Compatibility of the proposed use with the historic structure; 

b. Any modifications to the building’s façade is consistent and compatible with the building’s 

architecture, style, and massing; and 

c. Proposed parking and other activities are suitably located so as to preserve the historic 

character. 

As part of the Concept Plan process, the Historic Landmarks Commission was notified of the 

proposed project. Staff also verbally confirmed with the HLC on 08/07/2024 that they received notice 

of the project and had been in contact with the applicant. The HLC verbally represented that they 

were satisfied with the buffer proposals for the Berry Hill House and efforts to ensure protection of 

the existing cemetery. To date, no written comments were received from the HLC. 

 

8. Any signs associated with the proposed Conditional Use shall be reviewed by the Board in 

accordance with Section 10.6. (Sec. 6.3A.8) 

Section 8.20 of the Zoning Ordinance states that no signage or advertising is permitted on the solar 

energy facility, other than an identifying sign at the entrance of the facility, which shall be approved 

administratively in accordance with Article 10. 
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Attachments: 

1. Section 6.3 of the Zoning Ordinance 

2. Section 8.9 of the Zoning Ordinance 

3. Section 8.20 of the Zoning Ordinance 

4. Appendix C of the Zoning Ordinance 
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Section 6.2 Variances32 

The Board of Zoning Appeals shall consider requests for variances from the terms of the Ordinance.23 

A. The Board shall approve a variance request if the Board finds that a variance: 

1. Will not adversely affect the public health, safety or welfare, or the rights of adjacent property 

owners or residents; 

2. Arises from special conditions or attributes which pertain to the property for which a variance is 

sought and which were not created by the person seeking the variance; 

3. Would eliminate an unnecessary hardship and permit a reasonable use of the land; and 

4. Will allow the intent of the Zoning and Land Development Ordinance to be observed and 

substantial justice done.17, 21 

B. The owner or authorized representative of the owner of the property which is the subject of a variance 

request shall complete and sign forms provided for this purpose by the Board, and shall pay the 

associated fees. The variance request shall be filed with the Board in the Office of Planning and 

Zoning. 

C. Notification for a variance must be conducted according to the requirements of Section 6.1B. 

D. A public hearing must be conducted according to the requirements of Section 6.1C and such hearing 

may be continued according to the requirements of Section 6.1D. 

Section 6.3 Conditional Use Permit32 

The Board of Zoning Appeals shall have the authority over the issuance or denial of a conditional use permit 

for uses listed as “Conditional Uses (CU)” in each zoning district. The Board shall have the authority to 

impose such reasonable conditions and restrictions as are directly related to and incidental to the proposed 

conditional use permit:2, 32 

A. The Board shall consider each Conditional Use Permit request that is filed in accordance with this 

Ordinance and the procedural requirements of the Board of Zoning Appeals. The Board may require 

reasonable conditions or special requirements which allows for the proper integration of the proposed 

uses into the community and are directly related to and incidental to the proposed conditional use 

permit. The following General Standards shall be considered in approving or denying the CUP: 

1. The proposed use is compatible with the goals of the adopted Comprehensive Plan. 

2. The proposed use is compatible in intensity and scale with the existing and potential land uses on 

the adjoining and confronting properties, and poses no threat to public health, safety and welfare. 

3. The proposed site development shall be such that the use will not hinder nor discourage the 

appropriate development and use of adjacent land and buildings. 

4. Neighborhood character and surrounding property values shall be safeguarded by requiring 

implementation of the landscaping buffer requirements found in Appendix B and Section 4.11 of 

this Ordinance. 

5. Commercial and Industrial Uses shall be in conformance with Section 8.9 of this Ordinance.  

6. For properties in the Rural zoning district, roadway adequacy shall be assessed by the 

Comprehensive Plan’s Highway Road Classification Map. If a rural parcel is not shown as 

commercial on the Future Land Use Guide or does not front on a Principal Arterial, Minor 

Arterial, or Major Collector road (as identified in the Comprehensive Plan), the applicant shall 

submit trip generation data, including Average Daily and Peak Hour trips, for the BZA to review 
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in conjunction with the Highway Problem Areas Map when determining roadway adequacy for 

the proposed use. 

7. For Historic Sites, the Historic Landmarks Commission, with the property owner’s consent, may 

visit the property to review the proposed land development plan and use for sites designated as 

Category I or II. The Historic Landmarks Commission may make reasonable recommendation to 

the Board of Zoning Appeals on the suitability of a proposed multi-family dwelling or non-

residential use for the building seeking a Conditional Use Permit. The Historic Landmarks 

Commission’s recommendations may include the following findings:35 

a. Compatibility of the proposed use with the historic structure; 

b. Any modifications to the building’s façade is consistent and compatible with the building’s 

architecture, style, and massing; and 

c. Proposed parking and other activities are suitably located so as to preserve the historic 

character. 

The Board of Zoning Appeals may consider these findings and if determined appropriate, may 

require compliance with some or all of the Historic Landmarks Commission’s recommendations 

as a condition of approval. 

8. Any signs associated with the proposed Conditional Use shall be reviewed by the Board in 

accordance with Section 10.6.36 

B. The owner or authorized representative of the owner of the property for which the Conditional Use 

Permit is being requested shall complete and sign forms provided for this purpose by the Board, and 

shall pay the associated fees. The Conditional Use Permit request shall be filed with the Board at the 

Office of Planning and Zoning. 

C. Staff will notify the adjacent and confronting property owners of the date, time, and location of the 

Public Hearing by registered mail. Notification for a Conditional Use Permit must be conducted 

according to the requirements of Section 6.1B. 

D. A public hearing must be conducted according to the requirements of Section 6.1C and such hearing 

may be continued according to the requirements of Section 6.1D. 

E. If there are no negative public comments received by the Board, the Board shall issue the Conditional 

Use Permit but may require reasonable conditions. 

Section 6.4 Seasonal Uses5, 7, 32 

Seasonal uses must be approved by the Board of Zoning Appeals pursuant to a public hearing according to 

the requirements of Section 6.1C. Newspaper notification requirements of Section 6.1B apply. Seasonal uses 

cannot be approved for longer than one year at a time.17, 21, 23 

Section 6.5 Special Exception Permit26, 32, 36 

A. Special Exception uses listed in this section may be approved by the Board of Zoning Appeals subject 

to a public hearing in accordance with the following. 

1. The public hearing is subject to the notification requirements of Section 6.1B. 

2. The public hearing shall be conducted according to the requirements of Section 6.1C. 

3. Such hearing may be continued according to the requirements of Section 6.1D. 
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B. Standards for Hunting, Shooting and Fishing Clubs20 

1. 75 foot setback for all structures and parking. 

2. 150 yard setback for all shooting facilities. 

3. Height 

a. As is for conversion or reconstruction that does not exceed 135 percent of the original 

footprint of existing structures 

b. 35 feet for new structures 

4. Landscaping requirements of this Ordinance apply, with the following exception: 

a. Perimeter landscaping shall be as approved by staff in order to preserve existing vegetation. 

5. Minimum of 150 acres under common ownership. 

C. Special Exceptions for Hunting, Shooting and Fishing Clubs20 

1. Limits exceeding requirements outlined above can be increased with Board of Zoning Appeals 

approval provided that the Board of Zoning Appeals find that the increase is compatible with the 

neighborhood after taking into consideration neighborhood character, traffic, and buffering. Such 

decision shall be rendered after a public hearing as outlined in the Board of Zoning Appeals Rules of 

Procedure. 

Section 8.9 Industrial and Commercial Uses23
 

A. Industrial and commercial uses in all districts shall comply with the following standards: 

1. Noise 

All noise shall be muffled so as not to be objectionable due to intermitting, beat frequency, or 

shrillness. Noise levels shall not exceed the following sound levels dB(A). The sound-pressure 

level shall be measured at the property line with a sound level meter. 

Sound Measured In DAY 

7 AM - 6 PM 

NIGHT 

6 PM - 7 AM 

Adjoining Agricultural or Residential Growth District 60 dB(A) 50 dB(A) 

Residential Uses in R-LI-C District 65 dB(A) 55 dB(A) 

Commercial Uses 70 dB(A) 60 dB(A) 

Light Industrial Uses adjacent to noise source 85 dB(A) 80 dB(A) 

The following sources of noise are exempt: 

a. Transportation vehicles not under the control of the industrial use. 

b. Occasionally used safety signals, warning devices and emergency pressure relief valves. 

c. Temporary construction activity between 7:00 a.m. and 7:00 p.m. 

2. Odor 

No operation shall result in the creation of odors of such intensity and character as to be 

detrimental to the health and welfare or the public or which interferes with the comfort of the 

public. Odor thresholds shall be in accordance with ASTM d139-57 “Standard Method for 

Measurement of Odor in Atmospheres (Dilution Method)” or its equivalent. 

Odorous material released from any operation or activity shall not exceed the odor threshold 

concentration beyond the state line, measured either at ground level or habitable elevation. 
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3. Smoke 

No smoke, dust, fumes, or particulate matter shall be perceptible at any lot line. Further, the 

regulations and standards governing the control of air pollution shall be the same as those 

adopted by the State of West Virginia. 

For the purpose of grading the density or equivalent capacity of smoke, the Ringelmann Chart as 

published by the United States Bureau of Mines shall be used. 

The emission of smoke darker than Ringelmann No. 1 from any chimney, stack, vent, opening, 

or combustion process is prohibited. 

The total emission rate of dust and particulate matter from all vents, stacks, chimneys, flues or 

other opening or any process, operation, or activity except solid waste incinerators within the 

boundaries of any lot, will not exceed the levels set forth below. 

Particulate matter emission from materials or products subject to becoming wind borne will be 

kept to a minimum by paving, sodding, oiling, wetting, covering or other means, such as to 

render the surface wind resistant. Such sources include vacant lots, unpaved roads, yards and 

storage piles or bulk material such as coal, sand, cinders, slag, sulfur, etc. 

4. Ambient Air Quality Standard 

Particulate Matter 

Suspended 

Annual Arithmetic Mean ug/m   65 

24-hour Maximum b, ug/m   140 

 

Settleable 

Annual Arithmetic Average, mg/cm/ /month 0.35 

Monthly Maximum    0.7 

5. Vibration 

No vibration shall be produced which is transmitted through the ground and is discernible without 

the aid of instruments at any point beyond the lot line nor shall any vibration produced exceed 

0.002g peak measured at or beyond the lot line using either seismic or electronic vibration-

measuring equipment. 

6. Glare and Heat 

No direct or sky-reflected glare, whether from floodlights or from high temperature processes, 

such as combustion or welding or otherwise, so as to be visible at the lot line, shall be permitted. 

There shall be no emission or transmission of heat or heated air so as to be discernable at the lot 

line. 

7. Toxic Matter 

The ambient air quality standards for the State of West Virginia shall be the guide to the release of 

airborne toxic materials across lot lines. Where toxic materials are not listed in the ambient air quality 

standards of the State, the release of such materials shall be in accordance with the fractional quantities 

permitted below, of those toxic materials currently listed in the threshold limit values adopted by the 

American Conference of Governmental Industrial Hygienists. 

Unless otherwise stated, the measurement of toxic matter shall be at ground level or habitable 

elevation, and shall be the average of any twenty-four (24) hours sampling period. 
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The release of airborne toxic matter will not exceed one-thirteenth of the threshold limit value 

across lot lines. 

Such materials shall include but are not limited to: all primary explosives such as lead azide, lead 

styphnate, fulminates and tetracene; all high explosives such as TNT, RDX, HMX, PETN, and 

picric acid; propellants and components thereof, such as dry derivatives; pyrotechnics and 

fireworks such as acetylates, tetrazoles, and ozonides; unstable oxidizing agents such as 

perchloric acid, perchlorates, and hydrogen peroxide in concentration greater than thirty-five (35) 

per cent; and nuclear fuels, fissionable materials and products, and reactor elements such as 

Uranium 235 and Plutonium 239. 

The storage, utilization or manufacture of materials or products which decompose by detonation 

is prohibited. 

8. Fire Hazards 

The storage, utilization or manufacture of solid materials which are active to intense  

burning shall be conducted within spaces having fire resistive construction of no less than  

two (2) hours and protected with an automatic fire extinguishing system. 

The total capacity of flammable liquids and gasses shall not exceed those quantities permitted in 

the following Table for each of the industrial districts: 

CAPACITY STORAGE 

Liquids 60,000 gallons 

Gasses   

- Above ground 150,000 SCF 

- Below ground 300,000 SCF 

SCF - Standard Cubic Feet at sixty (60) degrees Fahrenheit and 29.92 inches Mercury.1 

The following setback requirements will apply to the location of any container which holds 

flammable liquids or gasses: 

Container Setback from Lot Lines 

Water Capacity 

per Container 

(Gallons) 

Containers Between 

Above Ground 

Containers (Feet) 

Underground 

(Feet) 

Above Ground 

Containers (Feet) 

0 to 2,000 25 25 3 

2,000 to 30,000 50 50 5 

30,000 to 60,000 50 75  

In excess of 60,000 75 100 ¼ the sum of diameters 

of adjacent containers 

9. Frontage Road 

Easements or fee simple dedications will be provided along all limited access highways at the site 

plan or subdivision phases. Said easement/dedication shall not exceed 60 feet in width.  The width 

may vary but must be adequate for extension, continuation or establishment of a minimum 20' wide 

paved frontage road. 

10. Landscape Buffer 

All commercial and industrial developments shall comply with Section 4.11 unless otherwise 

specified in this Ordinance.27 
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A fifty (50) foot wide landscape buffer strip will be provided along all limited access highways. 

Said buffer shall be adjacent to the frontage road. In the case where existing roads not adjacent to 

controlled access highway serve as frontage road the landscape buffer may be placed against the 

highway right-of-way. 

All front setbacks (building and parking lot) are to be measured from the landscape buffer. 

(See diagram) 

 

 

 

 

 

 

 

      Maximum 60' easement or dedication for frontage road 

    50' landscaped buffer strip 

  Setbacks 

This provision shall also apply to any ramps or access roads connecting to a controlled access 

highway within ½ mile of a controlled access highway.5 

Section 8.10 Model Homes/Sales Offices23 

Model homes with a staffed sales office for sales exclusively within the residential subdivision in which they 

are located are permitted provided that they are contained on the first lot on either or both sides of any 

road/right-of-way that enters the subdivision; provided also that they are so designated on the preliminary 

and final plats during the subdivision process. 

Model homes with a staffed sales office in any other location within the subdivision must be approved or 

denied by the Board of Zoning Appeals after a public hearing advertised for 15 days.17, 21 

Model homes without staffed sales offices are permitted internally within the subdivision.12 

Section 8.11 Petroleum Products Refining or Storage23 

Petroleum refining or storage (above ground in tanks) requires adherence to all state and federal laws, as well 

as National Fire Underwriters Codes. 

Section 8.12 West Virginia Legal Fireworks23 

Sales of fireworks are permitted in the Industrial-Commercial, Residential-Light Industrial-Commercial, 

General Commercial, Highway Commercial, Highway Commercial, Light Industrial, and Major Industrial 

zoning districts provided all other restrictions such as setbacks and the requirements of the Jefferson County 

Subdivision and Land Development Regulations are met.8, 27 

Section 8.13 Dormitory23 

A dormitory shall be located on the same property or campus as the use it is intended to serve. A dormitory 

shall not offer accommodations to the general public or to persons who are visiting the property or campus 

primarily for the purpose of being a spectator at a sporting event or other gathering held at the facility. A 

dormitory may include one common kitchen or dining facility and common gathering rooms for social 

purposes for use only by its temporary occupants. 

Section 8.14 Special Event Facilities39 

The purpose of this sections is to create a process by which a property owner in the Rural, Residential 

Growth, and Village zoning districts may establish a Special Event Facility. A Special Event Facility in any 

other zoning district may process in accordance with Appendix C. 

ROW LIMITS OF 

CONTROLLED ACCESS 

HIGHWAY 
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B. Setback Standards to operate a Nature Center and Preserve: 

Enclosed structures over 250 square feet that are solely for the purpose of housing animals shall be 

setback 50 feet. 

All structures and motorized trails shall meet commercial setbacks of 25 feet with the exception that 

accessory structures under 250 square feet that are associated with the maintenance of the land use 

shall be setback ten feet. 

All non-motorized trails and non-amplified outdoor activity areas shall meet a minimum ten foot 

setback. Motorized vehicles associated with the maintenance of the land use are permitted within the 

non-motorized trails. 

C. Landscaping Standards to operate a Nature Center and Preserve: 

In lieu of this Ordinance’s landscaping standards, a ten foot woodland preservation buffer shall be 

required along the perimeter of the land use. This ten foot buffer is not required along the interior 

property lines of the land use. There shall be no clearing or cutting within the buffer with the 

exception of removing dead, dying, and/or diseased trees. The woodland preservation buffer may be 

used for passive recreation such as pedestrian, bike, or equestrian trails provided that: 

1. No trees, shrubs, hedges, or walls are removed. 

2. Not more that 20% of the width of the buffer is impervious surface. 

3. The total width of the buffer area is maintained. 

D. Noise Standards to operate a Nature Center and Preserve: 

This land use is restricted to the noise standards of Section 8.9A.1 of this Ordinance. The Residential 

Growth District measurement shall apply when the use is adjacent to a lot that contains a residence, 

or is zoned Rural or Residential Growth. 

Section 8.19 Crematorium37 

A. Crematorium, Livestock 

A Livestock Crematorium shall process as a Conditional Use Permit in all zoning districts other than 

Rural, unless such use is determined by the Zoning Administrator to be accessory to an active 

agricultural use. 

B. Crematorium, Pet 

A Pet Crematorium shall process as a Principal Permitted or Conditional Use in zones as designated 

in Appendix C. In the Rural Zoning District, a Pet Crematorium may process utilizing the Site Plan 

Exemption for the Rural District. 

 

Section 8.20 Solar Energy Facilities43 

 

Solar Energy Facilities shall process as a Principal Permitted Use in areas inside of the Urban Growth 

Boundary and the Preferred Growth Area as delineated on the Future Land Use Guide in the Comprehensive 

Plan. Solar Energy Facilities shall process as a Conditional Use in areas outside of the Urban Growth 

Boundary (UGB) and Preferred Growth Area (PGA). 

All projects shall process a Concept Plan in accordance with the requirements listed below under Subsection 

B. For projects that require processing a Conditional Use Permit, a Concept Plan shall process subsequent to 

the Board of Zoning Appeals approval. 
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For projects that will occur across parcels located both inside and outside the County’s UGB/PGA areas, an 

applicant may choose to process in two phases, with the first phase addressing the parcels located within the 

UGB/PGA areas as a Principal Permitted Use and the second phase processing a Conditional Use Permit to 

allow the Board to evaluate compatibility of the second the phase outside of the UGB/PGA areas. Should the 

Board issue a Conditional Use Permit, a Concept Plan shall process and shall include an exhibit depicting the 

full-buildout of the entire Solar Energy Facility project. 

A Pre-Proposal Conference is recommended for all solar projects, pursuant to the Jefferson County 

Subdivision and Land Development Regulations. 

A. Process for Solar Energy Facilities as a Conditional Use 

1. Projects which will occur on properties located outside of the UGB/PGA areas as delineated on 

the Future Land Use Guide shall process a Conditional Use in accordance with Article 6. 

2. In addition to the criteria established in Article 6, the following exhibits shall be included with the 

Conditional Use Permit application for the Board’s evaluation: 

a. Submit a sketch depicting the location of the proposed project and delineate the distance of 

the panels from the external property lines. 

b. Submit a brief description of the timeline of the lease or operating plan, and an overview of 

the plan for removal of the solar energy facility. The decommissioning plan and bond shall be 

in accordance with the West Virginia Department of Environmental Protection (WVDEP), 

pursuant to WV State Code §22-32-1, et. sec. or its successor. 

3. Should the Board issue a Conditional Use Permit, the applicant shall proceed with application for 

a Concept Plan, pursuant to the criteria listed below under subsection B. 

B. Process for Solar Energy Facilities as a Principal Permitted Use 

1. A Concept Plan, pursuant to the Minor Site Development Concept Plan standards established in 

the Jefferson County Subdivision and Land Development Regulations is required; except that 

after the Planning Commission direction is given, the next steps are Application for a Zoning 

Certificate and Building Permit. In addition to the Concept Plan requirements outlined in the 

Subdivision Regulations, the Concept Plan shall also include the following criteria: 

a. Property or Properties Location; 

b. Access Points; 

c. Anticipated location of all proposed components of the Solar Energy Facility. Each proposed 

solar panel is not required to be shown on the Concept Plan, if compliance with setbacks can 

be established by what is depicted on the Concept Plan; and  

d. Landscaping, Buffering, Ground Cover Plan, and Fencing. The landscaping plan shall include 

a note stating, “It will be the responsibility of the landowner to replace any trees, shrubs, or 

vegetation that die.” 

If the project is to be completed in phases, the Concept Plan shall reflect phasing of the project. 

2. Decommissioning Outline 

a. A narrative outlining the decommissioning of the Solar Energy Facility shall be included with 

the Concept Plan. This narrative shall include a description of the timeline of the lease or 

operating plan, and a general plan for removal of the Solar Energy Facility. 

pzmgr
Highlight

pzmgr
Highlight

pzmgr
Highlight

pzmgr
Highlight

pzmgr
Highlight

pzmgr
Highlight

pzmgr
Highlight



108 of 136 

b. The company shall provide to the Department of Engineering, Planning, and Zoning proof of 

application for a decommissioning plan and bond when such application is filed with the 

WVDEP as required by WV State Code §22-32-1, et. sec. or its successor. 

c. Staff shall be notified by certified mail at least 60 days in advance of the intended 

decommissioning of the Solar Energy Facility. Staff will place the notice on the next regularly 

scheduled Planning Commission meeting under “non-actionable correspondence”. 

d. Failure of the Lessee or Property Owner to meet and/or comply with the decommissioning 

plan as approved by the WVDEP may result in legal action pursuant to Article 3, Section 3.3 

of this Ordinance and/or any applicable State Law. 

C. Setbacks, Landscaping, and Buffer Standards for a Solar Energy Facility 

1. Multiple adjacent properties under the same ownership or lease by the same company shall be 

considered one property for the purpose of these regulations. Internal boundary lines on adjacent 

properties under the same ownership or lease by the same company are not subject to the setbacks 

or buffer requirements provided below. 

2. Setbacks 

a. Solar Panels 

i. Front, Side, and Rear Setbacks shall be 100 feet from all external/perimeter property lines 

and from the edge of the State ROW or Easement of any State Road. 

ii. The above referenced setback may be decreased to 50 feet provided it includes a six foot 

high opaque buffer within the setback area comprised of two rows of evergreen trees that 

are six feet tall at the time of planting or a solid fence. Alternatively, a 50 foot strip of 

existing, mature woodlands may be allowed in lieu of a planted buffer or fence if 

documentation is submitted documenting how the existing mature woodlands complies 

with the required buffer standard. 

iii. Solar panels and accessory components may be located on a common side or rear lot line of 

contiguous property owned by the same entity. 

b. Accessory components, excluding solar panels and underground utilities. 

i. Front, side, and rear setbacks shall be 25 feet from all external/perimeter property lines and 

from the edge of the State ROW or Easement of any State Road. 

3. Landscaping and Buffer Standards 

a. Solar Panels that are located within 200 feet of any residence, Category 1 Historic Resource, 

Institution for Human Care, Church, or similar use or structure as determined by the Zoning 

Administrator, shall provide a 20 foot wide buffer along common property lines. The buffer 

shall be provided anywhere within the 200 foot radius from the structures/uses herein and is 

not required to be provided along the entire length of the common property line. 

b. The buffer screen may be either vegetative or opaque fencing and may be placed anywhere 

within the buffer area. No structures, materials, or vehicular parking shall be permitted within 

the side and rear yard buffers. Existing, natural vegetation may be used in lieu of a planted 

buffer if documentation is submitted to the Zoning Administrator verifying how the existing 

natural vegetation complies with the required buffer standard. 

c. Accessory Components (excluding solar panels) that are located within 200 feet of any 

residence, Category 1 Historic Resource, Institution for Human Care, Church, or similar use 

as determined by the Zoning Administrator, shall comply with the commercial provisions of 
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Section 4.11, with the exception that the Zoning Administrator can allow the use of existing, 

natural vegetation as appropriate to achieve the intent of the required buffering. 

4. Security and Access 

a. A security fence with secured gates shall be erected around the operating areas of the Solar 

Energy Facility with a minimum height of six feet and a maximum height of ten feet. 

i. Arrangements shall be made with the appropriate Fire Department for Access. A letter 

documenting approval of access from the Fire Department shall be provided with the 

Zoning Certificate application. The Fire Department shall respond within 15 days of the 

date of the letter. If no response is provided, the Fire Department shall be deemed by this 

Ordinance to have approved the access. 

ii. Upon three business days’ notice by the Department of Engineering, Planning, and 

Zoning, access shall be provided to Staff. 

D. A Zoning Certificate based on an approved Concept Plan is required prior to initiating any use 

regarding Solar Energy Facilities. 

In addition to the standards found in Section 8.20, any Zoning Certificate regarding Solar Energy 

Facilities shall be issued conditioned on all other State Regulations and approvals being granted, 

including, but not limited to, the WV Public Service Commission, WVDEP applicable NPDES 

Permits and Decommissioning Bonds, Fire Marshal approval, Building Permits through the 

Department of Engineering, Planning, and Zoning, and approval of the Stormwater Management 

Report pursuant to the Jefferson County Stormwater Management Ordinance. 

E. Stormwater Management 

Stormwater Management shall be required in accordance with the Jefferson County Stormwater 

Management Ordinance. Solar Energy Facilities may be exempt from providing stormwater 

management if the conditions for granting exemption under Article I.D.2.h of the Stormwater 

Management Ordinance are satisfied. 

F. General Requirements 

1. Design, construction, and installation of the Solar Energy Facility shall conform to applicable 

industry standards, including those of the American National Standards Institute (ANSI), 

Underwriters Laboratories (UL), the American Society for Testing and Materials (ASTM) or 

other similar certifying organizations and shall comply with the West Virginia Fire and Building 

Codes, including compliance with the Jefferson County Building Code. 

2. Prior to commencing the transmission of electricity, the Solar Energy Facility shall provide 

documentation evidencing an interconnection agreement or similar agreement with the applicable 

public utility or approved entity in accordance with applicable law. 

3. Generation of electrical power shall be limited to photovoltaic panels, provided that any on-site 

buildings may utilize integrated photovoltaic building materials. 

4. Solvents necessary for the cleaning of the Solar Panels shall be biodegradable. 

5. Internal wiring, excluding that which is on or between the Solar Arrays, connected to substations 

or between Solar Panels, shall be located underground, except where necessary to mitigate impact 

to environmental and/or terrain features. 

6. Onsight lighting shall be the minimum necessary for security and onsite management and 

maintenance and shall comply with the standards outlined in the Subdivision Regulations. 
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7. Photovoltaic Panels shall use antireflective glass that is designed to absorb rather than reflect 

light. 

8. Ground Cover comprised of natural vegetation is required. Ground cover that uses native or 

naturalized perennial vegetation and that provides foraging habitat that is beneficial for songbirds, 

gamebirds, and pollinators is encouraged but not required. 

9. Collocation of other agricultural activities such as small market hand-picked crops, grazing, and 

apiary activities are permitted and encouraged. 

10. No signage or advertising is permitted on the Solar Energy Facility other than an identifying sign 

at the entrance of the Facility that shall be approved by the Zoning Administrator in accordance 

with Article 10. All other signage must be approved by Special Exception by the Board of Zoning 

Appeals. 

11. Solar Energy Facilities shall comply with Article 8, Section 8.9 of this Ordinance. 

12. The Solar Energy Facility Use is not considered abandoned until such time it is Decommissioned. 

13. Damaged or unusable panels shall be repaired, replaced, or removed within 60 days from 

discovery of damage; provided, however, longer periods may be approved by the County 

Engineer due to extenuating circumstances. 
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Land Use NC GC HC LI MI PND1 OC R RG RLIC IC V 
Additional 

Standards 

Commercial Uses continued             Sec. 8.9 

Restaurant, Fast Food, Drive-Through40 NP P P P CU CU P CU CU P P CU  

Restaurant, Fast Food, Limited P P P P CU P P CU CU P P CU  

Retail Sales and Services, General NP P P P NP P NP CU CU P P CU  

Retail Sales Limited P P P P NP P P CU CU P P CU  

Retail Store, Large NP CU P CU NP CU NP CU CU CU CU CU  

Shipping and Mailing Services P P P P CU P P CU CU P P CU  

Short Term Rental41 CU NP NP NP NP P NP P P P NP P Sec. 8.16 

Solar Energy Facility43 NP See Section 8.20 NP NP See Section 8.20 NP Sec. 8.20 

Special Event Facility P P P P NP P P CU CU P P CU Sec. 8.14 

Storage, Commercial  NP P P P CU P NP CU CU P P CU  

Veterinary Services P P P P CU P P P CU P P CU  

Wireless Telecommunications Facilities P P P P P P P P P P P P Art. 4B 

Agricultural Uses*              

Agricultural Uses, as defined in Article 2 P P P P P P P P P P P P  

Agricultural Repair Center NP P P P P P P P CU P P NP  

Agricultural Tourism P P P P P P P P P P P P  

Crematorium, Livestock37 CU CU CU CU CU CU CU P CU CU CU CU Sec. 8.19 

Farm Brewery P P P P P P P P P P P P Sec. 8.5 

Farm Winery or Distillery P P P P P P P P P P P P Sec. 8.5 

Farm Market P P P P P P P P P P P P Sec. 8.6 

Farmer’s Market P P P NP NP P NP P CU P NP CU Sec. 8.6 

Farm Vacation Enterprise P P P P P P P P P P P P  

Feed and/or Farm Supply Center CU P P P P P P P CU P P NP  

Horticultural Nurseries and  

Commercial Greenhouses 
P P P P P P P P CU P P NP  

Landscaping Business P P P P P P P P CU P P NP  

Rental of Existing Farm Building for 

Commercial Storage 
Structure must have existed for 5 years 

NP P P P P P P P CU P P NP  

Special Event Facility, Agricultural P P P P P P P P P P P P Sec. 8.14 

Accessory Uses              

Accessory Uses P P P P P P P P P P P P  
 

NC Neighborhood Commercial OC Office / Commercial Mixed-Use 

GC General Commercial R Rural 

HC Highway Commercial RG Residential Growth District 

LI Light Industrial RLIC Residential-Light Industrial-Commercial District 

MI Major Industrial IC Industrial-Commercial District 

PND Planned Neighborhood Development V Village District 

P Permitted Uses   

NP Not Permitted Uses   

CU Conditional Uses (subject to requirements of district and/or other requirements of this Ordinance) 

** Accessory Use to a planned residential community, if permitted pursuant to Section 5.4 and processed as a CU 
1 The Planning Commission may amend the permitted uses for a development in the PND District per Article 5. 
2 Approval process is per the Salvage Yard Ordinance. 
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Franklintown Farm
Solar Project

Jefferson County, West Virginia
August 22, 2024

Presented to:
The Jefferson County Board of Zoning Appeals

Applicant:
Franklintown Farm, LLC

1



INTRODUCTION

• Project Name:   Franklintown Farm Solar Project

• Proposed Land Use:  Solar Farm (connected to electrical utility grid) 

• Project Area:   501.31 acres of routinely-disturbed farmland on 4 parcels

• Solar Production:  80 MW

• Battery Storage:   20 MW (BESS = Battery Energy Storage System)

• Grid Interconnection: Connects to existing 138 kV transmission line that intersects 

the      site along the southern side (Lewisville Road)

• Construction to begin in 2026 and to last approximately 12 months

• Anticipated 30-year project life

• Includes a by-right electrical substation
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CONCEPT PLAN SITE LAYOUTPROJECT LOCATION
PROJECT LOCATION AND ZONING

• Project is bound by Withers Larue Road to the 
North, Lewisville Road to the South, and the 
Norfolk Southern railroad tracks to the East.

• Franklintown Road bisects the project north-to-
south.

• All four (4) project parcels are in the Rural Zoning 
District.

• The eastern end of the project abuts an 
Industrial/Commercial Zoning District.

• The southeastern corner of the project abuts a 
Residential/Light Industrial/Commercial Zoning 
District.
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CONCEPT PLAN SITE LAYOUT

CONCEPT PLAN
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SETBACKS & BUFFERS

5

• In locations where the project abuts residential 
parcels or a roadway, a 50 ft setback to the fence shall 
be applied from the property boundary or edge of 
road right-of-way.  In these locations, a 20’ wide 
vegetative buffer will be planted within the setback 
area.

• In locations where the project abuts a parcel primarily 
in agricultural use, a 100 ft setback to the fence shall 
be applied with no vegetative buffer.

• A 100 ft setback will be applied adjacent to the Locust 
Grove Cemetery and will include a 20’ wide vegetative 
buffer within the setback area.  Ground penetrating 
radar (GPR) will be performed around the historical 
cemetery prior to construction.

• Solar Panels that are located within 200 feet of any 
residence, Category 1 Historic Resource, Institution for 
Human Care, Church, or similar use or structure as 
determined by the Zoning Administrator, shall provide 
a 20’ wide vegetative buffer along common property 
lines within the setback area.
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VEGETATIVE BUFFER

6

• Two rows of evergreen trees, staggered.  Trees will be planted at a minimum of 6 feet high and will be 10 feet 
on center.   

• Species have been selected to optimize survival, and to provide visual interest.
• Evergreens will be properly maintained and watered until established.
• Dead or dying trees will be promptly replaced by the solar farm owner.

6
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VISUAL SIMULATIONS
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GROUNDCOVER
• Site will be seeded with native and/or naturalized perennial 

vegetation to create a meadow condition. 

• A Vegetation Management Plan has been established for the project 
to guide the activities of site preparation, installation, and overall 
management of the established vegetation on the site.

• The seed mix has been formulated with the goals of stabilizing soil, 
reducing chemical use, reducing runoff and enhancing wildlife 
habitat.

• Cultivating native vegetation at solar sites is a regenerative practice 
that stores nutrients in the landscape for long-term ecological and 
biodiversity value, even after decommissioning. It also establishes 
favorable conditions for stormwater protection and carbon 
sequestration. 

• The site is not currently planned to utilize grazing as a method of 
maintenance.
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TOPSOIL MANAGEMENT

• A main objective during civil design is to avoid regrading altogether.  
This is achieved by modifying the “reveal heights” of the steel 
support piles to stay within the racking system’s design constraints.

• Regrading is only used when existing slopes are just too high for the 
racking system selected.  If regrading is necessary in some locations, 
the topsoil will be segregated and stockpiled.

• The Soil Management Plan will include topsoil salvage and storage 
requirements, as well as guidelines for the contractors to follow 
related to topsoil handling and conservation.

• Topsoil will be redistributed throughout the site prior to groundcover 
seeding.

33



NOISE & GLARE
• Applicant recognizes that the project must be in conformance 

with all environmental standards as described in Article 8, 
Section 8.9 of the Jefferson County Zoning and Land 
Development Ordinance.

• An operational noise assessment concluded that Project-
generated noise levels would be well below the County Zoning 
standard of 60 dBA during the daytime and 50 dBA during the 
nighttime.

 
• ​Photovoltaic panels are generally designed to absorb sunlight 

rather than reflect it. 

• A third-party glare analysis was performed and concluded that 
there are no predicted unacceptable glare occurrences for 
nearby residences or roadways as a result of the single-axis 
tracking arrays.

• Panels will be installed at a 10 degree or greater angle while 
they are in their "stored" position, prior to the motors being 
hooked up to eliminate any potential glare occurrences.
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TRAFFIC

• The operation and maintenance of the solar 
facility will result in minimal vehicular traffic 
generation post-construction.

• Approximately 2-3 vehicles per day
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• Battery Energy Storage Systems (BESS) are a technology 

that allows energy to be stored and dispatched on 
demand.

• Units consist of batteries housed in a container, 
connected to the power grid. 

• Each battery container has its own HVAC and a power 
conversion system and are tested to meet the most 
stringent standards such as UL9540/UL9540A. 

• The BESS will either be located adjacent to the 
substation (just north of Lewisville Road) or they will be 
dispersed throughout the site and co-located near some 
of the electrical inverters.

BATTERY ENERGY 
STORAGE SYSTEMS
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STORMWATER MANAGEMENT
• Stormwater Management for this Project will follow the amended Jefferson 

County Stormwater Management Ordinance, Article I D.2.h for Solar Energy 
Facilities. A Stormwater Management report with documentation and drawings 
will be submitted to Jefferson County for review and approval.

• Additionally, the Applicant's Engineer has met with the County Engineer and 
agreed to incorporate some of the County's suggested enhancements to the 
existing SWM Ordinance based on the County's experience with the previous 
Solar Projects.

• The Project will also develop the required Erosion and Sediment Control Plan, 
Stormwater Pollution Prevention Plan, and Groundwater Protection Plan and 
apply for the WVDEP National Pollution Discharge Elimination System (NPDES) 
permit for construction.

• Will follow the West Virginia Department of Environmental 
Protection (WVDEP) approved Erosion and Sediment Controls (E&S) Plans. Will 
limit grading to only areas necessary and will be seeded immediately. 

• Native grasses and/or naturalized perennial vegetation will be planted to 
minimize erosion and to provide a natural filtration system for stormwater.

• Will develop permanent Stormwater Management structures as necessary to 
meet pre-development flows (County & State requirement).

• Will follow Best Management Practices and control stormwater runoff until 
vegetation is re-established, including routine inspections.
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The West Virginia Department of Environmental Protection (WVDEP) has requirements for 
decommissioning solar facilities, including:

• Decommissioning Plan: The plan must include a commitment to remove all aboveground solar 
panels, wind turbines, and towers.

• Bonding: Owners can apply to the WVDEP for a reduction in the amount of the decommissioning 
bond every five years. The application must include written evidence of a reduction in the total 
disturbed acreage and a modification fee of $50 per megawatt of nameplate generation 
capacity.

• Decommissioning Agreements: Agreements must address at a minimum the term and scope of 
the agreement.

• Submitting an intent to decommission to the permit authority 60 days before the end of 
commercial service.

• Removing structures and foundations to a depth of 3-feet below grade, roads, gravel areas, and 
cables to a depth of 2-feet below grade.

• Restoring the ground to a similar condition to before the solar project was built.

DECOMMISSIONING & SITE RESTORATION
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SITE ACCESS & SECURITY

v

• Fencing:
• Solar Facility Perimeter: 7-foot-high chain link security fence 

will be installed around the facility.
• Substation Area: 7-foot-high chain link security fence 

(including 1-foot of barbed wire) will be installed around the 
substation.

• Security gates will be located at each entrance.

• 24/7 remote monitoring at control center.

• Local operations team members.

• Knox boxes to allow for unimpeded access for first responders.
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SITE LIGHTING

• Light fixtures are located only at the Substation and BESS 
Yard.

• Full cutoff light fixtures are turned on/off via a light switch 
by operators. 

• The lights will normally be OFF unless activated by 
operations personnel. 

• Lighting shall be shielded and directed down to prevent 
glare and to minimize light trespass. 

• Lighting will follow the "Five Lighting Principles for 
Responsible Outdoor Lighting" as defined by DarkSky 
International.
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COMPREHENSIVE PLAN
GOALS

• The site is compatible with the goals of the 
Comprehensive Plan and will ensure the preservation 
and enhancement of the agricultural economy, rural 
land use, rural neighborhoods, and rural character of 
Jefferson County.

• Development of facility will follow compliance with 
both the Zoning and Concept Plan Standards.
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COMPREHENSIVE PLAN

Encourage public entities to utilize alternative 
 and renewable energy sources, specifically solar

Enable the construction of renewable energy 
generation facilities

Consider implementation of alternative energy 
systems

Encourage the creation of and use of a variety 
of energy sources (including renewable energy)

RECOMMENDATIONS

1.

2.

3.

4.

The Comprehensive Plan recommends the following:
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• Our first priority is ensuring the safety of our workers, contractors, first responders, operators and the surrounding 
communities at each of our projects. We will develop a site-specific Emergency Response Plan (ERP) to outline 
response procedures to protect people, property, and the environment during an emergency or disaster situation. 

• The ERP is developed in coordination with Health and Safety professionals, facility operators, equipment 
manufacturers, and local first responders. We will work closely with local first responders throughout development, 
construction, and operations of the Project.

• The Project Team has had preliminary discussions with the Citizens Fire Company and the Jefferson County Emergency 
Services Agency, and will continue discussions and coordination throughout development, construction and 
operations.

• Additional training and resources will be provided to local first responders to ensure they can execute necessary 
elements related to the plan and protocols.  Mock emergency drills are often held during construction and 
operations, in coordination with first responders, to ensure readiness and validate that the ERP is effective. 

• Fires at solar farms are exceptionally rare and facilities are monitored remotely 24/7.

PUBLIC HEALTH, SAFETY AND WELFARE
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SCALE AND INTENSITY

• The scale and intensity of the Project will remain compatible with the 
surrounding land uses in terms of sound, traffic, dust, and other things 
typically involved in farming of the surrounding areas. Upon 
completion, there will be very little traffic generated by the Project. 

 
• There are no paved areas in and around the solar panel arrays. 

Furthermore, the Project will not require new sewer service, new water 
service, nor new public roads and it will not add any burden to the 
school system. 

• Suitable buffers to neighboring properties will be installed and 
maintained as required by the Jefferson County Ordinances.

• Solar will be less intrusive than a permitted residential development in 
the rural district which could develop one house lot for every 5 acres.
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LOW-IMPACT DEVELOPMENT

45

• Land use for solar will be no more intensive than the existing 
farm use.

• Low-growing vegetation is utilized to minimize mowing needs.

• Reduces herbicide use by providing spot-treatments of 
invasive/weedy species on a limited, as-needed basis.

• Decreases fertilizer and pesticide use from previous land uses.

• Allows land to remain fallow, accumulating organic materials and 
improving soil and water quality.

• Solar farm has easy access to the electrical utility grid and there 
are no new transmission lines required for the project.

• No need for public services like water or sewer.
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NEIGHBORHOOD CHARACTER
• County setback and screening requirements will be met or 

exceeded.

• Panels are mostly hidden behind vegetative screening 
resulting in minimal visual impacts.  

• No impact on public services (no new public roads, no 
sewer, no water, no added strain on public school system).

• No increased traffic post-construction.

• No additional noise generated which maintains the quiet 
feel of the surrounding agricultural community.

• ​Low-intensity development – consists of gravel access 
roads and naturalized perennial vegetation to create a 
meadow condition. 
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PROPERTY VALUES
• A third-party Property Impact Analysis was performed by Richard Kirkland, 

MAI.  Richard has been researching solar project impacts related to 
property values since 2008, including over 1,000 solar projects in over 25 
states.

• The analysis shows no impact on home values due to abutting or adjoining a 
solar farm as well as no impact to abutting or adjacent vacant residential or 
agricultural land where the solar farm is properly screened and buffered. 

• The criteria that typically correlates with downward adjustments on 
property values such as noise, odor, and traffic all indicate that a solar farm 
is a compatible use for rural/residential transition areas and that it would 
function in a harmonious manner with this area.

• The report noted that some of the positive implications of a solar farm that 
have been expressed by people living next to solar farms include 
protection from future residential developments or other more intrusive 
uses, reduced dust, odor and chemicals from former farming operations, 
protection from light pollution at night, it is quiet, and there is minimal 
traffic.
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HISTORICAL COMPLIANCE

• Applicant has performed a Cultural Desktop Study.

• According to the JC Historical Landmarks Commission 
(JCHLC) online maps and database, there are no Category I 
sites on, or adjacent to, the project. There is one Category II 
site within project boundaries. No solar panels nor land 
disturbance is proposed within this site’s buffer.

• A 200’ buffer has been added around all recognized JCHLC 
historic sites within the project boundaries.

• JCHLC will have 14 days to review and comment on project 
during Concept Plan Process.
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FUTURE LAND USE

• Solar farm groundcover consists of natural 
vegetation like deep-rooted fescue grass that 
improves the organic content and richness of the 
soil as the land lies uncultivated. 

• Solar farm infrastructure can be removed once 
the solar farm reaches the end of its useful life.

• The land can be restored back to its original 
state through the site restoration and 
decommissioning process.
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CONTACT INFORMATION

• Ms. Ashley Smith
• Director of Development
• ashley.smith3@enel.com

• Mr. Paul Raco
• Planner Emeritus
• pjraco.consulting@gmail.com

• Mr. Joe Knechtel
• Professional Engineer, Potesta & Associates, 

Inc.
• KJKnechtel@potesta.com
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