Draft 04/16/2026
Section 12.0 Utility-Scale Solar Energy Systems (USES)

Section 12.1 General

A.

The provisions of Division 12.0 are in addition to the requirements for Site Development
projects found in Appendix A, Plan & Plat Standards, Appendix B, Engineering
Standards, and the Zoning Ordinance. In the event of a conflict between a requirement of
the Appendices and Division 12.0, then the requirement of Division 12.0 shall apply.

The purpose of this section is to provide a regulatory framework for the siting, design,
construction, operation, and decommissioning of Utility-Scale Solar Energy Systems
(USES) in a manner that protects the public health, safety, and general welfare;
minimizes impacts on natural and cultural resources; preserves the character of the
community; and promotes the responsible development of renewable energy resources.

Section 12.2 Applicability

A.

Any site developed for a Utility Scale Solar Energy Systems (USES) over 1 MW (State
Code 22-32-4i1) shall process as @ Major Site Development with a Full Site Plan.

Solar energy systems, for residential and existing commercial uses, that are affixed to a
building or buildings that uses sélar devices, and which are thermally isolated from
living space or any other area‘where the energy is,used, and to provide for the collection,
storage, or distribution of solar energystinder | MW (State Code 22-32-411), are not
required to process under these regulations. Ground mountedsolar system for
commercial uses shall be evaluated under Sec«20.203 Minor Site Development B., Site
Plan Classifications. See state code “§36-4-19 — Solat Energy Covenants Unenforceable;
Penalty” for residential and commercial use of soldr energy systems.

Work involving the general maintenance and repair, ordepowering of existing utility-
scale solar energy facilities are not required to process a site plan under these regulations
for this work.

Section 12.3 Design

A.

Entrances

Connection of the site access road to the public road shall be in accordance with West
Virginia Division of Highways (WVDOH) requirements. If there is a conflict between
the WVDOH and Jefferson County design standard, the WVDOH standards shall
prevail. If the WVDOH standards do not apply, the entrance drive shall be a minimum
15° width x 25’ long x 6” depth of 6” x 6” WWF Reinforced 3,000 psi Portland Cement
Concrete with a 4” depth crush-of-run stone base.. The concrete entrance apron shall be
designed to carry the loads imposed by the anticipated pre and post construction
vehicular traffic. Minimum fillet radii at the site development access drive intersection
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with the subdivision street or public highway, shall be thirty five (35 feet).

Access Drive and Parking

The internal site access drive from the concrete entrance apron to pertinent buildings, shall
be a maximum of 12 feet in width with a minimum depth of 6” crush-of-run stone. The
internal site access drive shall not be surfaced with asphalt paving, concrete, etc. Access
drives are not to be placed between the rows of panels. The areas between the rows of
panels are to remain in a natural vegetated state. Asphalt or concrete paved WV Division
of Highways approved entrances are acceptable.

No delineated parking spaces are required. However, if parking spaces are provided, they
shall be minimum 6 depth crush-of-run stone; no asphalt paved, concrete, etc. parking is
allowed other than ADA parking if required.

Landscaping and Screening

All landscaping and scréening requirements are to be in accordance with the Jefferson County
Zoning and Land Development Ordinance.

Stormwater Management (SWM)

1. Stormwater managements$hall be provided in accordance with Jefferson
County Stormwater Management Ordinance and any documentation shall be
included in and/or attached to the Full Site Plan submission.

2. Provide site elevation and cross sections for the:éntire site. A cross section
shall be provided at a minimum of'@very 200’ station for each row of panels.
Cross sections shall be perpendiculat to the contours, fot the purpose of
verifying and confirming that the slope is4n compliance with the Stormwater
Mangement ordinance.

Lease Area Delineated

The lease area shall tie into an existing property monuments with bearing and distances
referencing two permanent corners of the lease area. If the entire parcel is being leased,
then only a reference to the Deed Book and Page with a statement that the entire
property is being leased shall be placed on the cover sheet of the Full Site Plan. If the
operator is the owner of the property or plans on purchasing the property, a statement
on the cover sheet is required stating the intention of ownership of the property.

Meadow Area

Area under and between panels are to be and remain in meadow condition for the life
of the project unless additional SWM is provided for water quality and quantity.

Disturbance
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Grading and top soil disturbance for placement of solar panels is limited to 15% of the
entire parcel. Area used for access roads and buildings (substation) are to be included
in the 15%.

Glare and Reflectivity

The applicant shall demonstrate that the solar panels are designed to minimize glare
and reflection. See exhibited A of Section 12.6 for solar glare requirements. A copy of
all reports and plans are to be submitted to the Office of Planning and Zoning and to
the attention of the Chief County Planner.

Electrical Lines

All electrical transmission lines within the USES property shall be placed
underground. Electrical lines from the site to the overhead power lines owned by the
power company are exempt from this requirement.

Maintenance

The owner/operator shall maintain the facility in good condition, including arrays,
fencing, landscaping, and ground cover, to ensure continued compliance with the
approved Full Site Plan:,Greund cover shall be managed (e.g., native, low-height,
pollinator-friendly vegetation) to control etosion and minimize visual impact.
Vegetation shall be maintained to a 4” to 18" height.

Safety and Fire Control

1. Signage: Clear warning signs shall be posted on thé perimeter fence/barrier and all
electrical equipment to warn the public and first re§ponders of voltage and other
hazards such as battery storage, explosive material, fire hazards, electrical shock, etc.

* Standards: Must follow NEC 705.12(D)(4) and OSHA 29 CFR 1910.145.
Materials: Outdoor-rated vinyl or 0.040" alaminum with UV lamination.
Color Coding: Red/white for warnings, yellow/black for identification.
Locations: Required on inverters, combiners, disconnects, and utility-connected
equipment.
* Text Size: Minimum 3/8” letter height

* ¥ *

2. Emergency Access: The owner/operator shall provide a copy of the site plan and a
designated emergency contact to the local fire chief, emergency services agency, and
the director of 911. The owner/operator shall demonstrate to the Chief County Planner
compliance with this requirement.

Proffers

The owner or developer shall demonstrate that all proffers agreed to at the concept
plan are delineated and satisfactorily addressed on the full site plan.
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Inspections and Enforcement

The Jefferson County Planning Commission staff and/or agents, and the code
enforcement officer, shall have the right to inspect the facility annually or upon receipt
of a complaint. The owner shall provide access within 1 to 3 business days from
notification. Violations of this ordinance shall be subject to penalties as applicable by
law. Each day that a violation exists shall constitute a separate violation.

Section 12.4 Outside Governmental Agencies.

Outside governmental agencies are government agencies with jurisdiction over a project but
not regulated or enforced by Jefferson County. Approval from these agencies shall be
submitted with the full site plan as applicable.

A.

Public Service Commission

A permit/application is séquired from the WV Public Service Commission under WV
code 24-2-10 Renewable energy facilities program. A copy of the competed approved
permit (with any désigns and details) is to be submitted to the Office of Planning and
Zoning.

WYV Department of Enviconment Protéction (WVDEP)

Decommissioning Plan

A decommissioning plan shall be in accordancewith the State Code of West Virginia
under state code§22-32-8, Decommissiohing Agreements, and a copy of the approved
decommissioning plan shall be submitted to the Office of Planning and Zoning and to
the attention of the Chief County Planner.

Decommissioning Bond

A Decommissioning Bond is required by the state of West'Virginia. See Chapter 22-
32-4 of West Virginia state code. A decommissioningbond is required within 12
months of commercial operation. Therefore, the stateibond is not required for final
approval of the full site plan. However, the owner/developer shall provide a $200,000
construction bond with Jefferson County Commission until documentation is provided
that a decommissioning bond is posted with the state of West Virignia. The West
Virginia Department of Environmental Protection (WVDEP) is responsible for
enforcing the decommissioning bond.

NPDES Permit

West Viriginia Department of Environment Protection NPDES construction storm
water permit number is to be placed on the cover sheet of the full site plan and a copy
of the permit is to be submitted to the Office of Planning and Zoning.

West Virginia Division of Highway (WVDOH)

A WYV Division of Highway permit is required for all entrances and exits proposed
and/or existing for the entire scope of the project. A copy of all WV Division of
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Highway permits and plans are to be submitted to the Office of Planning and Zoning
and to the attention of the Chief County Planner.

Fire, Hazard Material and Emergency Medical Services (EMS) Response Plan.

Provide a copy of the fire, hazardous materials and an emergency medical services
response plan to the local fire chief, emergency services agency and the director of
911. The owner/operator shall demonstrate to the Chief County Planner compliance
with this requirement

Section 12.5 Jefferson County Approvals

A.

Full Site Plan

An approved full site plan and a posted construction bond shall be required before any
land disturbance is commenced. Mobilization of equipment and stock piling of
material is allowed without a fullisite plan approval. However, the disturbed area shall
be limited to 2% of the entire project area and an erosion and sediment control plan is
required to be approved and bonded with the county. An approved West Virginia
Division of Highways entrance permit is required for mobilization.

Building Permit

A building permit is required for the panels, substation and any other
structure/structures under thequrisdiction of the Jefferson County Building Code
Enforcement Ordinance.

Use and Occupancy Permit

The owner/developer shall not start operation andproduction of electricity until a Use
and Occupancy Permit is issued by the Jefferson County QOffice of Building Permits
and Inspections.

Fire Response Confirmation

A letter is required from the local emergency services agency accepting the fire
response plan for the construction stage of the project. The letter shall provide with the
contact information for construction. For operation after construction, provide contact
information and an updated fire response plan. If there is a change in the
user/operator/owner, provide updated information for the life of the project .

Floodplain Ordinance

Compliance with the Jefferson County Floodplain Ordinance shall be required if any
delineated FEMA floodplain and/or floodway is located on site.

Zoning
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Land disturbance shall not commence until a Zoning Certificate is issued in
conjunction with other approvals above.

Remaining Jefferson County Ordinances or Regulations

All Jefferson County ordinances or regulations that have jurisdiction shall apply.

Section 12.6 Exhibits

Solar Photovoltaic Systems — Glare and Reflection Standards

All solar photovoltaic panels installed or operated within Jefferson County after the effective
date of this ordinance shall comply with the following requirements:

1.

Antireflective Coating:Allpanels shall be equipped with an antireflective coating or
anti-glare technology.designedito reduce specular reflection to less than 3% of incident
light across the visible spectrum and that meets or exceeds industry standards.
Glare Minimization: Panels shall be designed, installed, and maintained to minimize or
prevent glaredunder standard operating conditions. This includes, but is not limited to:
o Orienting panels to ayoid direct reflection toward roadways, residential
properties, Or airports.
Utilizing tilt angles and site layouts that reduce potential glare impacts.
Incorporating additional mitigation measures, such as vegetative screening,
berms, or anti-glare‘barriers, if determined necessary by the Office of Planning
and Zoning.
Compliance Certification: Prior to installation, applicants shall submit documentation
from the panel manufacturer certifying compliance with the antireflective coating and
glare minimization requirements. This may include technicals$peécifications, test reports,
or certifications from recognized testing laboratories. Equipment specification sheets and
safety data sheets shall also be provided for any anti-reflective or anti-glare coatings,
including manufacturer name, product name, method and frequency of application, and
chemical specification sheets.

Glare Hazard Analysis Requirement

1.

Submission Requirement: As part of the site plan approval application, the applicant
shall submit a Glare Hazard Analysis Report prepared by a qualified professional
(e.g., licensed engineer or certified consultant experienced in solar glare modeling).
Approved Methodology: The analysis shall use a Glare Hazard Analysis Report
prepared with FAA-validated methodology (such as ForgeSolar or equivalent software)
or another method approved by the County Office of Planning & Zoning that meets or
exceeds current FAA standards for ocular impactment assessment. The report shall
demonstrate that the solar energy system is designed and located to prevent reflective
glare toward sensitive receptors.

Observation Points (Receptors): The analysis must evaluate potential glare from key
locations, including but not limited to:
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o Driver eye-level points along adjacent public roadways (simulating views from
vehicles traveling in both directions).

o Windows or primary viewing areas of nearby residential dwellings or occupied
structures, including any inhabited buildings or dwelling units on adjacent
properties or within 1,000 feet of the solar energy system fence line.

o Flight paths, approach zones, air traffic control towers, or runways at any airport,
heliport, or restricted landing area within 2 miles of the site (consistent with FAA
Interim Policy on Solar Energy Projects).

o Other sensitive receptors identified by the Office of Planning and Zoning (e.g.,
schools, hospitals, scenic areas).

4. Analysis Parameters: The report shall model glare under representative annual

conditions, including varying sun angles, panel orientations/tilts, and standard operating
assumptions. It shall include data between the hours of sunrise and sunset for each
month of the year and shall quantify:
o Duration of glare (minutes per year per receptor).
o Intensity/classification (e.g., green: low potential; yellow: potential after-image;
red: potential permanent eye damage, per SGHAT/FAA categories).
o Timing andseasonal patterns.

5. Acceptable Thresholds:

o No red glare (potential for permanent eye damage) shall be permitted at any
receptor.,

o No yellow glare (potential after-image impairing safe operation) shall be
permitted toward roadways, residential properties, or aviation receptors.

o Green glare (low potential, comparable to reflections from windows or vehicles)
may be acceptable if limited to [¢.g., <100 minutes per year per receptor]| and
does not constitute a nuisanee’onsafety hazard, as determined by the Office of
Planning and Zoning.

o For airport-related receptors, the analysis must demonstrate compliance with
current FAA guidelines (e.g., no hazard to pilots ot cofitrollers).

6. Certification and Additional Information: The report shall be certified by the
preparer. If the analysis accounts for any antiéreflective©r anti-glare coating, it shall
include detailed information on the product manufacturer, product name, method and
frequency of application, and chemical specification sheets. Post-construction
verification (e.g., field observation or updated modeling) may be required if glare
complaints arise or conditions change.

7. Mitigation: If the initial analysis identifies unacceptable glare, the applicant shall
propose and implement mitigation measures, such as:

o Adjusting panel tilt, orientation, or layout.

o Adding vegetative screening, berms, or anti-glare barriers.

o Using advanced antireflective coatings or low-reflectance materials.

o Other site-specific solutions approved by the Office of Planning and Zoning . A
revised analysis demonstrating resolution of the issue must be submitted and
approved before construction or operation.

Definitions:
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Utility-scale solar energy system (USES) - means any device or assembly of devices that:
a. is connected to the grid on the utility side of the meter (“in front of the meter”); and

b. is ground installed; and

c. uses solar energy from the sun for generating electricity for the primary purpose of
wholesale or retail sale and not primarily for consumption on the property on which the device
or devices reside; and

d. produces over IMW of energy.

"Solar energy system'" means a system affixed to a building or buildings that uses solar
devices, which are thermally isolated from living space or any other area where the energy is
used, to provide for the collection,$torage, or distribution of solar energy

"Reasonable restriction" means those restrictions that do not effectually result in a

prohibition of their use by/€liminating the system's energy conservation benefits or economic
practicality.
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