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Orange County Planning Commission Agenda
Thursday, April 1, 2021 – 6:00 p.m.

This meeting is being held electronically pursuant to and in compliance with the Continuity of Government
Ordinance (or “An Ordinance to Effectuate Changes in Certain Deadlines and to Modify Public Meeting
and Public Hearing Practices and Procedures to Address Continuity of Operations Associated with the
COVID-19 Pandemic”), adopted April 28, 2020 by the Orange County Board of Supervisors in
accordance with Virginia Code § 15.2-1413. The meeting is accessible by:
https://www.youtube.com/channel/UCnL_EM-IgrXYdfKcPI8-jOQ

This meeting will be conducted remotely and there will be no physical public access. During this meeting,
there will be no opportunity for public comment.
1. Call to Order and Determination of Quorum
2. Approval of Agenda
3. Approval of Minutes
a. March 18, 2021 regular meeting
4. New Business
a. Appointment of ad hoc subcommittee for sole purpose of assisting in initial review of
rezoning applications involving properties situated in the Germanna-Wilderness Area
5. Public Hearings
a. Continuation of SUP 21-01: William Renaud has applied for a special use permit to
operate a livestock slaughtering and processing facility on property owned by Knight
Cattle Corporation located at 15415 James Madison Highway. The property is zoned
General Industrial (I-2), is identified as Tax Map Parcel 57-34, and contains 25.73 acres.
The property is situated in the Economic Development Recommended Future Land Use
category as described in the Orange County Comprehensive Plan.
b. SAR 21-01/SUP 20-05: Redfish Solar Partners, LLC, has applied for a special use permit
to construct and operate a solar energy generation facility on vacant property located on
Catharpin Road in the Locust Grove/Mine Run area. The property is zoned Agricultural
and is identified as Tax Map Parcels 50-4, containing 48.29 acres, and 50-4A, containing
48.29 acres. The property is situated in the Agricultural-2 Recommended Future Land
Use category as described in the Orange County Comprehensive Plan. As required by
VA Code § 15.2-2232, a public hearing is required to determine whether the location,
character, and extent of the proposed solar facility is in substantial accord with the
Orange County Comprehensive Plan, prior to any approval of the special use permit for
the facility.
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c.

Continuation of REZ 20-01: Signature Series Development LLC has applied to rezone
Tax Map Parcel 4-3 from C-2 General Commercial and R-4 Multifamily Residential to
PDM Planned Development Mixed Use. The property contains 75.8 acres, is located at
the intersection of Routes 3 and 708, and is situated in Subarea 1: Spotswood as
designated in the Germanna-Wilderness Area Plan.

* Recess / Closed Session to receive legal counsel *
d. Continuation of SUP 20-04: Mountain View Community Church has applied for a special
use permit to construct and operate a residential drug and alcohol addiction treatment
center on their property identified as Tax Map Parcel 7-16A located at 23540 Raccoon Ford
Rd. The property contains 8.029 acres, is zoned Agricultural, and is situated in the
Agricultural-1 Recommended Future Land Use category as described in the Orange
County Comprehensive Plan.
6. Worksession – none
7. Old Business – none
8. Reports
a. Board of Supervisors report – Mark Johnson
b. Planning and Development Services report – Josh Gillespie
9. Commissioner Comments
10. Next meeting date – April 15, 2021
11. Adjourn

Unless otherwise indicated, agenda items will be taken in the order in which they appear above. The
planning Commission reserves upon itself the right to amend a meeting agenda at any point and with any
frequency prior to adoption of said agenda, pursuant to any required public notice. Time limits may be
imposed by the Chairman for speakers addressing the Commission.
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April 1, 2021

Agenda Item 3a

Orange County Planning Commission
Regular Meeting
Thursday, March 18, 2021
Meeting Held Electronically via Zoom video conference

Present:

Donald Brooks (Chairman), Jason Capelle (Vice Chairman); George Yancey; Jim
Hutchison, Julie Zeijlmaker, Mark Johnson (Board of Supervisors Liaison)

Absent:

Staff Present:

Sandra Thornton, Planning Services Manager; Josh Gillespie, Planning and
Development Services Director; Eric Lansing, Assistant County Attorney; Tracey
Newman, Planning Services Associate

Due to Covid-19 concerns, this meeting was conducted virtually and live-streamed on YouTube. The
meeting was held in compliance with the Orange County Continuity of Government Ordinance (“Ordinance
to Effectuate Temporary Changes in Certain Deadlines and to Modify Public Meeting and Public Hearing
Practices and Procedures to Address Continuity of Operations Associated with the COVID-19 Pandemic”)
adopted by the Board of Supervisors on April 28, 2020 pursuant to Virginia Code § 15.2-1413.
1.

Call to order and determination of quorum:
Chairman Brooks called the meeting to order at 6:00 pm and live streaming began on YouTube. A
quorum was established.

2.

Approval of agenda:
Mr. Yancey made a motion to approve the agenda which was seconded by Mr. Hutchison. The
motion carried with a vote of 5-0.

3.

Approval of minutes:
a. March 4, 2021 regular meeting:
On the motion of Mr. Hutchison, with a second by Mr. Capelle, the minutes were approved
as presented on a vote of 5-0.

4.

New Business: none

5. Public hearings:
a. Continuation of SUP 20-04: Mountain View Community Church has applied for a special
use permit to construct and operate a residential drug and alcohol addiction treatment
center on their property identified as Tax Map Parcel 7-16A located at 23540 Raccoon Ford
Rd. The property contains 8.029 acres, is zoned Agricultural, and is situated in the
Agricultural-1 Recommended Future Land Use category as described in the Orange
County Comprehensive Plan.
Mrs. Thornton reviewed potential conditions that could be associated with approval of the
pending special use permit and summarized guidance from county legal counsel with
respect to some items. During discussion it was determined further legal counsel was
required. Mr. Lansing read the following resolution authorizing the closed meeting:
WHEREAS, the Planning Commission of Orange County desires to discuss in
Closed Meeting the following matter(s):
Consultation with legal counsel employed or retained by a public body regarding
specific legal matters requiring the provision of legal advice by such counsel §2.2-3711(A)(8).
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WHEREAS, pursuant to §2.2-3711(A)(8) of the Code of Virginia such discussions
may occur in Closed Meeting;
NOW, THEREFORE, BE IT RESOLVED that the Planning Commission of
Orange County does hereby authorize discussion of the aforestated matters in Closed
Meeting.
Motion was made by Mr. Hutchison with second from Mr. Capelle to recess for a closed
session in accordance with the resolution read by Mr. Lansing.
Ayes: Capelle, Yancey, Zeijlmaker, Brooks, Hutchison

Nays: none

Upon conclusion of the Closed Meeting, Mr. Lansing polled the Commissioners asking:
“To the best of your knowledge, were the only matters discussed in the closed meeting
legal advice lawfully exempted from open meeting requirements, and only such legal
matters as were identified in the motion by which the closed meeting was convened were
heard, discussed or considered in the closed meeting?”
Ayes: Capelle, Yancey, Zeijlmaker, Brooks, Hutchison

Nays: none

Mr. Capelle moved to continue discussion of this application at the April 1, 2021,
Planning Commission meeting. The motion was seconded by Mr. Hutchison and passed
with a vote of 5-0.
a. Continuation of SUP 20-05: Redfish Solar Partners, LLC, has applied for a special use
permit to construct and operate a solar energy generation facility on vacant property
located on Catharpin Road in Locust Grove/Mine Run. The property is zoned Agricultural
and is identified as Tax Map Parcels 50-4, containing 48.29 acres, and 50-4A, containing
48.29 acres. The property is situated in the Agricultural-2 Recommended Future Land
Use category as described in the Orange County Comprehensive Plan.
Mrs. Thornton advised the required Substantial Accord Review which must precede
action on the special use permit delays action to April 15, 2021, at the earliest. Mr.
Brooks advised that the Planning Commission will begin holding a second meeting each
month on a regular basis. Mr. Capelle made a motion to continue SUP 20-05 to April 15,
2021, for a discussion of potential conditions. Mr. Hutchison seconded the motion and it
carried with vote of 5-0.
6.

Work session:
Patrick Mauney, Executive Director of the Rappahannock- Rapidan Regional Commission, made
a presentation: Planning for Solar Projects: Regional Policies & Updates. Some discussion
ensued regarding various issues associated with solar development.

7.

Old business: None

8.

Reports:
a. Board of Supervisors Report – Mark Johnson - none
b. Planning Services Report – Sandra Thornton and Josh Gillespie
Mrs. Thornton advised that a rezoning application for Wilderness Crossing had been
submitted, and Mr. Gillespie reported that initial review of the application was being
initiated. He reiterated that the second monthly meeting would focus on educational topics
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and other work items aside from the conduct of public hearings or formal commission action
on various applications.
9.

Commissioner comments:
Mr. Capelle advised he is looking forward to two meetings a month.

10. Next meeting date – April 1, 2021
11. Adjourn
On the motion of Mr. Hutchison, seconded by Mr. Capelle, which carried by a vote of 5-0, the
meeting adjourned at 8:46 p.m.

______________________________________
Donald Brooks, Chairman

______________________________________
Planning Commission Secretary
The events of this meeting were captured via digital audio recording. These written minutes shall serve as
the official record of actions taken during the meeting.
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Orange County Planning Commission
Regular Meeting
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Agenda Item 5a

PL AN NI NG & D E V EL O P M EN T S ER V IC E S
MAIL: 128 West Main Street, Orange, VA 22960 | PHONE: (540) 672-4347
PHYSICAL: 128 West Main Street, Orange, VA 22960

MEMORANDUM
TO:

Orange County Planning Commission

FROM:

Sandra B. Thornton, Planning Services Manager

SUBJECT:

SUP 21-01 Piedmont Processing/William Renaud

DATE:

March 26, 2021

Supplemental Information
Public comments received on this application are attached.
Contact with Peyton Lee, Enforcement, Investigation & Analysis Officer, Virginia Department of
Agriculture & Consumer Services (VDACS), Office of Meat & Poultry, as well as review of
materials on the VDACS website, has yielded the following information:
o
o
o
o

o
o
o

There must be an ante-mortem and post-mortem inspection performed by a VDACS
inspector for every animal slaughtered.
The facility is expected to follow humane handling regulations onsite.
A VDACS inspector will perform a zero-tolerance observation on the final rail for fecal,
milk, and ingesta contents.
The facility must create HACCP plans and hazard analyses for both the slaughter and
processing components of the operation.
▪ An HACCP Plan is a Hazard Analysis Critical Control Point Plan, defined
as “a management system in which food safety is addressed through the
analysis and control of biological, chemical, and physical food safety
hazards from raw material receipt, product handling, manufacturing,
storage, distribution, and consumption of the finished product by the end
consumer.”
The various plans and analyses required of a producer are considered public
information, but hazard analyses and inspection results are not, although it is the
position of VDACS that the public has a right to know what happens in these facilities.
Noncompliance with the regulations will result in VDACS refusal to allow the mark of
inspection on the packaging or labeling.
Producers are referred to the Establishment Design and Construction Guidebook as a
starting point; see www.vdacs.virginia.gov/pdf/guidebook.pdf

In conversation with the applicant, Mr. Renaud clarified that non-processed by-products would
be stored in barrels inside the facility and that there would no outside storage of such products.
He indicated that they have pumped and made repairs to the septic system and had it inspected
by an environmental engineer. He stated that VDACS will not issue their certification absent a
valid Virginia Department of Health permit for the septic system. He indicated that he does not
anticipate having to enlarge the system, as wastewater usage is estimated at 50-100
gallons/day for the cleaning of equipment. He also stated that VDACS requires water testing for
processing activity.
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Mr. Renaud reiterated that he is leasing the facility from Knight Cattle Corp. and expressed the
desire that any approval for the proposed use be issued solely to Piedmont Processing.
Proposed Conditions
The following proposed conditions are intended to address the potential impacts of the
proposed use and to align the application with applicable provisions of the Orange County
Zoning Ordinance. If the conditions of this Special Use Permit conflict with one another or with
the Zoning Ordinance, the more restrictive shall apply, unless specifically modified, waived, or
other specified in these conditions. Violation of these conditions, in whole or in part, may be
cause for revocation of the Special Use Permit.
Terms of Special Use Permit:
1.

Uses: This Special Use Permit is to allow operation of a livestock slaughtering and
processing facility on Tax Map Parcel 57-34.
2. Controlling Documents: Controlling documents shall be the documents submitted with
the application dated January 26, 2021, and the conditions as set forth herein.
3. Compliance: Use and development of the subject property shall be in substantial
conformance with these conditions. The Zoning Administrator shall determine
“substantial conformance.” The property owner/facility operator shall be responsible for
obtaining all required County licenses, site plan approvals, building permits, health
permits, VDOT permits, zoning permits, stormwater permits, and erosion and sediment
control permits as may be applicable.
Standards and Conditions
a.
b.
c.
d.
e.

A 30” Stop sign shall be installed along with a 24”-wide thermoplastic Stop Bar at the
exit of the commercial entrance.
The mailbox location shall be adjusted to ensure that it does not block intersection Sight
Distance to the south of the entrance.
Storage of non-processed by-products shall be in barrels stored inside the building;
there shall be no outside storage of such by-products.
Virginia Department of Agriculture and Consumer Services certification shall be
maintained.
This Special Use Permit shall be issued to the applicant and is not transferrable to a
subsequent operator or property owner.
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ORANGE COUNTY
PLANNING SERVICES
1

COMMUNITY DEVELOPMENT
128 WEST MAIN STREET 2
ORANGE, VIRGINIA 22960 3
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FAX: (540) 672-0164
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STAFF REPORT
Application Number / Name:
SAR PH 21-01 Redfish Solar Partners LLC
Planning Commission Public Hearing:
April 1, 2021
Owner(s):
Michael L. & Catherine L. Mayo and Michael
L. Mayo, III
Tax Parcel Number(s):
50-4 and 50-4A

Voting District(s):
District 2
Affected Acreage:
Approx. 45 acres of 96.6 acres
Staff Report Date:
March 26, 2021

Application Type:
Special Use Permit
Board of Supervisors Public Hearing:
TBD
Applicant(s):
Redfish Solar Partners LLC
Location:
Catharpin Rd in Locust Grove opposite
Kathleen Ct., approximately .2 mile east of
Mayo’s Lane and Robin’s Ridge Rd and
approximately one quarter mile west of Dulin
Lane
Current Zoning District(s):
Agricultural (A)
Recommended Future Land Use:
Agricultural A2
Staff Report Prepared By:
Sandra B. Thornton

STAFF COMMENT
This review and associated determination are required for compliance with Virginia Code § 15.22232.A. and H., which require that the general location or approximate location, character, and
extent of proposed solar facilities be determined by the Planning Commission to be substantially
in accord with the adopted Comprehensive Plan. Pertinent portions of the pending Special Use
Permit application submitted by Redfish Solar Partners, LLC, are set forth below. It must be noted
that the 2013 Orange County Comprehensive Plan, as subsequently amended in 2015 and 2018,
does not set forth general or approximate locations for future public utility facilities. Accordingly,
the determination required by this review must be made by evaluation of other comprehensive plan
land use guidance. The applicant has submitted a separate narrative and site plan in association
with the substantial accord review.
APPLICATION OVERVIEW & BACKGROUND
Application Summary:
This is an application by Redfish Solar Partners LLC for a special use permit to construct and
operate a solar energy generation facility (i.e., a “solar farm”) in partnership with Rappahannock
Electric Cooperative (REC) and Old Dominion Electric Cooperative. The proposed 6.472megawatt (MW) direct current/4.999 MW alternating current solar photovoltaic and battery
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storage facility, which would be located on the north side of Catharpin Road approximately one
quarter mile west of Dulin Lane, would occupy approximately 45 acres of the total 96.6 acres with
solar panels and ancillary facilities. The facility has been sized to meet the needs of residents living
in the immediate vicinity of the project and will connect to the power distribution grid via an
existing REC substation approximately 1.5 miles southwest of the project area.
Character of the Area:
The subject property is currently vacant rural farmland, with rolling hills, a creek, some wetlands,
and a substantial amount of intact forest. The vicinity is characterized by agricultural, residential,
and commercial/industrial uses.

View of subject property from Kathleen Court
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View to northwest from subject property

View to north on TMP 50-4
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View toward Kathleen Court from TMP 50-4A

TMP 50-4A road frontage

Comprehensive Plan Review:
The subject property is located within the Agricultural A2 future land use category as shown on
the Comprehensive Plan Recommended Future Land Use Map. All properties in the immediate
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vicinity are also within the A2 category. The purpose of the A2 land use category is as follows:
Protect the characteristics of those areas of the County that feature a mix of agricultural activities,
residential neighborhoods, and small-scale commercial uses. This category as defined in the plan
as, “Pockets of residential development interspersed between large areas of farmland and along
primary and secondary highways; Scattered community commercial uses such as auto repair shops
and established rural convenience stores; Public uses include airports, solid waste collection sites
(including landfills), and fire and rescue stations.” (page 25, 2013 Orange County Comprehensive
Plan) Further guidance provides that “[i]n the future, land in the A2 area is intended to promote
the agricultural lifestyle and to protect the characteristics of both our small neighborhoods and
farming communities. The plan for these areas is based on a modest increase in the number of
similar or compatible mix of uses, adjacent to existing residential or commercial developments
(i.e., “infilling”). In the future, care should be taken to ensure that development in the A2 area
does not negatively impact the land located in the A1 areas of the County, nor nearby agricultural
land uses in A2.” (page 28, 2013 Orange County Comprehensive Plan)
The subject property is completed surrounded by a substantial land area designated A2 in the
Comprehensive Plan. The proposed solar facility is relatively small as solar facilities go, and
provided that it is well-buffered from neighboring properties by vegetation and constructed in an
environmentally-sensitive manner that preserves existing vegetation to the maximum extent
consistent with the desired use and protects water quality, impacts on other properties and uses
would be limited since solar facilities are essentially passive after construction and do not generate
noise, glare, vibration, or other nuisances. There is concern about removal of topsoil and taking
arable land out of production, and conditions may be imposed in concert with special use permit
approval to ameliorate these concerns. Generally, the proposed facility may be considered
consistent with the adopted Comprehensive Plan.
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memo
To:

Ms. Sandra B. Thornton, Planning Services Manager, Orange County,
Virginia

From:

Tess MacMorris, Environmental Consulting & Technology, Inc. (ECT) on
behalf of Redfish Solar Partners, LLC’s Redfish Solar Project

CC:

Jeff Machiran, Redfish Solar Partners, LLC.

Date:

March 19, 2021

Re:

Additional Narrative in Support of SUP 20-05 “Redfish Solar” Consistency
with the Orange County Comprehensive Plan

Redfish Solar Partners, LLC (Redfish Solar) is pleased to provide this additional narrative
in support of the above referenced Special Use Permit (SUP) application for the proposed
Redfish Solar Facility (Project). Redfish Solar and Environmental Consulting &
Technology, Inc. (ECT) have reviewed the Adopted 2013 Orange County (County)
Comprehensive Plan (Plan), as amended, to evaluate the Project’s compatibility and
consistency with the Plan’s stated Goals and Objectives.
Redfish Solar is proposing to develop up to 45 acres (Project Area or Project Boundary) of
a 96.6- acre property (Parcel area or Parcel boundary) currently owned by Michael L.
Mayo III, Michael L. Mayo Jr. and Catherine L. Mayo. The Project is located north of
Catharpin Road, east of Dulin Lane, west of Mayos Lane, and south of Old Plank Road in
unincorporated Orange County, Virginia. The Project is located in a rural community
characterized by agricultural land use, a topsoil and mulch commercial business, other
commercial businesses, and other surrounding areas are developed with low-density
single-family residences, or are forested, undeveloped land.
Summary
ECT finds that the Project will be in agreement with the statement of intent of the
Agriculture-2 Future Land Use Category, the district within which it will be located. The
Agriculture-2 district allows for a mix of land uses, including public uses, provided they
\\RALFILE1\_NETWORK\PRJ\EDF\REDFISH SOLAR- ORANGE CO\5_REPORTS\LAND USE\SPECIAL USE PERMIT\15-2232 REVIEW- PC MTG
4.1.21\MEMO IN SUPPORT OF CONSISTENCY W. ORANGE COUNTY COMP PLAN_3.19.21.DOCX
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do not impact adjacent properties. The proposed Project is well-buffered from neighboring
properties; i.e., impacts are limited. Accordingly, in this regard the Project is considered
consistent with the Comprehensive Plan.
The Project also conforms to the County’s Comprehensive Plan Goals and Objectives based
on its careful Project siting to avoid impacting natural resources and water resources and
minimizing potential visual or other impacts to local historic or other cultural resources.
The Project footprint avoids wetlands and water resources and includes 100-foot (ft)
wetland and 50-(ft) intermittent stream buffers. The Project will not displace any current
natural resources as the property has been farmed for many years and based on desktop
reviews and a field reconnaissance, there is no significant onsite wildlife or listed species
habitats within the Project Area.
By nature, solar facilities are able to conform to existing terrain and the system installation
consists of driving steel support posts into the ground surface, which requires minimal
grading and does not require extensive excavations. The Project is sited and designed to
minimize impacts to the natural environment and is in harmony with the development
limitations with respect to slopes, soils, forests, geology, and water resources. The Project
will also utilize an agricultural-style perimeter fence to assist in maintaining the general
aesthetic of the surrounding community.
The Project will minimize its potential impact to any on-site cultural resources or structure
by limiting ground disturbance to only the Project Area. Redfish Solar will contact and
consult with proper agencies and obtain guidance to ensure proper protection for these
resources, if found. Should the Project result in unavoidable impacts to jurisdictional
waters, Redfish Solar will coordinate with the Virginia Department of Historic Resources
(VDHR) to determine if a site-specific survey is required.
In sum, The Project will have a de minimis effect on the health, integrity, and value of
natural and cultural resources of the County.
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The Project additionally aligns with the County’s Comprehensive Plan as it will not impact
or require community facilities or services including roads, water, sewer, fire, emergency
medical services, or schools. During operation there will not be a noticeable long-term
increase in traffic or change in traffic patterns. No County road or infrastructure upgrades
will be required to serve the Project. The Project will have a positive impact on electrical
reliability in the County and surrounding community. The Project will contribute to the
diversification of the region’s electricity generation mix, a reduction in the reliance on
natural gas and other fuels that are subject to high price volatility and that produce
regional air and water pollution, and a reduction in the need for costly transmission
system upgrades by siting power generation in communities where electricity is
consumed.
Vision Statement
The County’s Plan includes a Vision Statement and defines three underlying principles.
The following is a discussion of how the Project meets the intent of the County’s Vision
Statement and underlying principles.
Sustain the rural character of Orange County while enhancing and improving
the quality of life for all its citizens.
The underlying principles of this vision are that:

1. We wish to retain the characteristics that give identity to the mix of
communities that exist within the County.
Views of the Project will be mitigated by the relatively small footprint of the Project as
compared to the overall property size (no more than 45 acres of the 96-acre property), the
orientation of the Project within the surrounding existing vegetation, the maximum
equipment height of 15-ft, Project setbacks from property lines, and proposed 35-ft
supplemental vegetative screening along Catharpin Road. The Project will include the
installation of an at least 7-foot-tall, fixed knot perimeter fence, which is commonly used
for agriculture and farming purposes and will assist the Project in keeping with the
character of the surrounding community. During operation, the Project will not require
any parking and does not anticipate utilizing lighting. If installed, lighting will be limited
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to downward-facing security lights at the Project entrance gate or downward-facing
lighting at control panels located near the equipment pad, which is central to the site. The
proposed lighting will be motion activated and will not produce persistent light or impact
the adjacent properties. No signs other than warning signs on electrical equipment and
the Project entrance are proposed.

The Project is well buffered to the north with the retention of the wooded portion of the
larger property within which the Project is located. Existing tree lines along and within the
east, south, and west property boundaries combined with proposed supplemental
vegetation near the Project entrance buffer the remainder of the Project.
Although the Project is a new use to the area and will modestly expand the existing utility
use of the Rappahannock Electric Cooperative (REC) substation in the area (Paytes
substation), the Project is designed to avoid impacting the natural and cultural environment
in the surrounding area as much as practicable. The low visual profile and quiet operations
preserve the rural, open-space character of the area, while at the end of the Project’s life,
the land may be returned to agricultural use.
2. We understand that a vibrant economy contributes to the sustainability of
our community and our quality of life.
The Project is in a unique financial position as projects, such as this one, generating 5
MW or less of electricity are exempt from property tax under the Commonwealth of
Virginia Statute 58.1-3660. As result, the economic benefits of the Project will be those
unrelated to increased tax payments to the County. Benefits to the local economy will
include job creation during construction of the Project with indirect economic benefits in
the form of local contracting opportunities, equipment sales and rentals, material
purchases and spending on hotels, restaurants and other local goods and services. Direct
benefits to the County include the fees for land use and construction related permits and
fees. Finally, the Project will contribute to the economy of the landowners through a land
lease. The lease agreement with the landowners ensures payment for the leased area for
the life of the project and the return of the land to its previous condition at the end of the
Project’s useful life. At minimum, the Project land lease will provide a stable source of
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revenue to the landowners, residents of Orange County, for the life of the Project.
Indirect benefits of the Project include the addition of renewable energy resources, which
can attract technology industry companies often committed to renewable energy goals.
The Project will diversify the region’s electricity generation mix, which reduces the
reliance on natural gas and other fuels that are subject to high price volatility and will
provide locally generated clean renewable energy. Clean renewable energy sources like
solar PV plants produce emissions-free electricity and reduce dependence on carbonbased fuel sources, which will help preserve or improve the regional air quality. The
Project use, passive solar power generation, will likely reduce the amount of impact on
soils, as it is a less intensive use than farming and will not involve land disturbance after
construction. When operational, the Project will generate about 10,845 megawatt-hours
of clean renewable electricity each year, which is equivalent to 885 homes’ energy use for
one year, 1,657 passenger vehicles driven for one year, and 7,668 metric tons of carbon
dioxide emissions avoided.

3. Wise resource planning and land use decisions directly impact our ability to
attract and support a business base, while maintaining the rural nature of
the County.
The Project is sited on lands previously in agricultural use and the new use, solar, is a
temporary use and the land the Project occupies will be returned to its previous state
following the end of the Project’s useful life, approximately 25-35 years. The Project is
located in the Agriculture-2 district, which allows for a mix of land uses, including public
uses, provided they do not impact adjacent properties. The proposed Project is wellbuffered from neighboring properties and impacts (visual, noise, lighting, dust, debris,
etc.) are expected to be non-existent or limited. The Project will bolster the County’s effort
in supporting a business base by adding the responsible use of renewable energy resources
to the area. Expanding the County’s use of renewable energy can attract technology and
other renewable energy companies, which often strategically locate in areas where
development of sustainable energy resources is supported, both by residents and
government. Additionally, the Project supports the maintenance of the rural nature and
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character of the County by siting the Project where it will have minimal impacts on
neighbors and future development.
Goals & Objectives
In addition to the Vision Statement and underlying principles discussed above, the
County’s plan also defines four main policy goals to be implemented over the next 5 to 20
years. The following is a discussion of how the Project assists the County in achieving
these goals.
Goal 1: Promote and preserve our unique historic and environmental
resources.
After studying a larger project footprint, Redfish Solar has designed the Project to avoid
impacting the natural and cultural environment on and in the vicinity of the Project parcel,
to the greatest extent practicable. The Project is designed to avoid wetlands and water
resources, and based on desktop reviews and a field reconnaissance, there is no significant
onsite wildlife or listed species habitats within the Project Area. By nature, solar facilities
are able to conform to existing terrain and the system installation consists of driving steel
support posts into the ground surface, which requires minimal grading and does not
require extensive excavations. The Project is sited and designed to minimize impacts to
the natural environment and is in harmony with the development limitations with respect
to slopes, soils, geology, and water resources. The Project will also utilize an agriculturalstyle perimeter fence to assist in maintaining the general aesthetic of the surrounding
community.
A desktop review was conducted in accordance with VDHR’s Guidelines for Conducting
Cultural Resources Surveys in Virginia, and data from the National Park Service, American
Battlefield Protection Program (ABPP), DHR V-CRIS site files, and other historic maps
were reviewed to identify areas of potential cultural resource significance (Dutton and
Associates 2020; National Park Service 2009; Virginia Department of Historic Resources
2020) in and around the Project Area. No (0) previously identified archaeological sites are
located within the Project Boundary or one-mile buffer. Fifteen (15) previously recorded
architectural resources are located within the one-mile buffer of the Project Boundary, and
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one of these previously recorded architectural resources is located within the Project
Boundary. Two (2) of the identified architectural resources have been evaluated by VDHR:
the Mine Run Battlefield is potentially eligible for listing in National Register of Historic
Places (NRHP), and the Virginia Central Railway Historic District is eligible for listing in
the NRHP. One (1) battlefield area was identified within the Project Boundary. Portions of
the Mine Run Battlefield are located within the Project Boundary. The Mine Run
Battlefield area extends to the north and west occupying approximately 14,838 acres,
many of which are developed with homes, schools, public facilities, businesses and a solar
facility. Portions of the battlefield within the Project Boundary are classified by the ABPP
as “study area,” an area that represents the historic extent of the battle as it unfolded on
the landscape, and the “potential National Register boundaries” which encompasses the
area that remains reasonably intact and warrants preservation (National Park Service
2009). See also response to Objective A, below.
In sum, The Project will have a de minimis effect on the health, integrity, and value of
natural and cultural resources of the County.
Objective A: Promote preservation of significant historical areas,
sites, and buildings.
The Project will minimize its potential impact to any on-site cultural resources by limiting
ground disturbance to only the Project Area and is committed to “stopping work” if during
construction or other reconnaissance efforts, any artifact, structure or other resource is
located. Redfish Solar will contact and consult with proper agencies and obtain guidance
to ensure proper protection for these resources, if found. Cultural resources surveys are
often required for projects with a federal permitting nexus, which is not the case here.
Should the Project result in unavoidable impacts to jurisdictional waters, thus triggering
a federal permitting nexus, Redfish Solar will coordinate with VDHR to determine if a
specific survey is required.
Objective B: Sustain and enhance agricultural and forestal uses.
The Project use will not affect adjacent agricultural or forestal uses as no development will
occur outside of the Project Area. Additionally, existing vegetation and forests
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surrounding and outside of the Project Area but within the Project parcels will be
maintained and left undisturbed, to the extent practicable. The Project is a temporary use
and the land the Project occupies will be returned to its previous state following the end of
the Project’s useful life, approximately 25-35 years. The Project use maintains and
preserves soils as it is a less intensive use than farming and will not involve continual land
disturbance after construction.
Objective C: Develop plans to protect the quality and supply of surface
water and groundwater and other valuable environmental resources.
The Project avoids wetlands and surface waters, and groundwater resources will not be
impacted by the construction and operation of the Project. The Project will observe buffers
of 100 ft and 50 ft for onsite wetlands and intermittent streams, respectively, and there
will be no tree clearing within these buffers. The Project will not displace any current
natural resources as the property has been farmed for many years.
The facility does not require water during operation, the installation of new wells or water
connections will not be required, and the impervious surface will be approximately less
than one acre, which will have little to no impact on the groundwater recharge. No
chemicals will be stored onsite, and no offsite transport of potential stormwater pollutants
(i.e., soil, debris, sediment) from the Project is anticipated.
The operation of the Project does not produce wastewater nor is it expected to degrade the
quantity or quality of surface water from sedimentation. Site design, preparation and
construction will be conducted in accordance with local and state requirements pertaining
to stormwater runoff and erosion and sediment control. During construction, temporary
structural and non-structural BMPs will be employed to minimize offsite discharges of
sediment. Structural BMPs will be designed in accordance with applicable County and
State regulations. For both Project development and operation, Redfish Solar is not
anticipating a need for withdrawal of water or groundwater; therefore, the Project is
unlikely to have an impact on local water supply.
Goal 2: Ensure the county is a competitive location for economic development
opportunities.
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With anticipated construction costs or approximately $5M, the Project is expected to
provide significant local spending through local labor, contracts, and materials. The
Project’s construction jobs are filled locally and will offer valuable renewable energy
experience and potential training to the local workforce.
Benefits to the local economy will include job creation during construction of the Project
with indirect economic benefits in the form of local contracting opportunities, equipment
sales and rentals, material purchases and spending on hotels, restaurants and other local
goods and services. Direct benefits to the County include the fees for land use and
construction related permits and fees. Additionally, The Project will contribute to the
economy of the landowners through a land lease. The lease agreement with the
landowners ensures payment for the leased area for the life of the project and the return
of the land to its previous condition at the end of the Project’s useful life. At minimum, the
Project land lease will provide a stable source of revenue to the landowners, residents of
Orange County, for the life of the Project. Indirect benefits of the Project include the
addition of renewable energy resources, which can attract technology industry, and other
large companies often committed to aggressive renewable energy goals and other
renewable energy companies.
Objective A: Provide adequate adult training resources to ensure a
marketable and sustainable local labor force.
See above.
Objective B: Utilize the recommendations contained in the Existing
and Target Industry Analysis (TJPED, 2012) and target the following
industries based on the screening criteria contained in the report:
Agribusiness, Business and Financial Services, Transportation and
Logistics, Health Services, and Light Manufacturing.
Although the Project does not directly support the above recommendations as it does not
directly fall into any of the enumerated categories; the Project’s value to the community
aligns with the intent of the overarching Goal 2, above.
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Objective C: Evaluate the County’s overall approach to retaining and
attracting business and industry.
As stated above, the location of solar projects can assist the County in meeting this
objective by expanding the local community’s renewable energy uses which can attract
other solar developers or companies committed to renewable energy use and generation.
Objective D: Assure that sufficient land, in desirable locations, is
designated for economic development uses.
The Project will not impact the County’s ability to plan for or provide sufficient land for
economic development uses. The lands comprising the Project Area are privately owned
and located in A-2 Future Land Use category, and as such, surrounded by agricultural land
use, a topsoil and mulch commercial business, other commercial businesses, and other
surrounding areas are developed with low-density single-family residences, or are
forested, undeveloped land. The Project will temporarily displace an existing agricultural
use. However, following the end of the Project’s useful life, the land can be returned to its
previous use or developed to the satisfaction of the owner(s).
Objective E: Promote tourism as a viable component of the County’s
economy.
The Project will not have an impact on the County’s ability to promote tourism as a
component of the County’s economy.
Objective F: Promote health services as a viable component of the
County's economy.
The Project does not require any health services from the County and will not impact the
County’s ability to develop additional health facilities, for the purposes of economic
development or otherwise. The lands comprising the Project Area are privately owned and
located in A-2 Future Land Use category, and as such, not designated as areas targeted for
future development of a large health services facility. See also response to Objective D,
above.
Objective
G:
Develop
and
implement
a
comprehensive
telecommunications strategic initiative that ensures the community’s
current and future broadband and fiber optic needs are met.
The Project does not have a telecommunication component and will not have a negative
impact on the County’s ability to develop or implement such initiatives. As stated above,
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the development of renewables projects, such as this one, could attract technology
industry companies often committed to renewable energy goals and interests in
improving telecommunications.

Goal 3: Provide for adequate public services and facilities to serve the
needs of County citizens.
Unlike many other forms of development, solar facilities do not require public services or
utilities. The proposed unmanned facility places little to no demand on County
infrastructure and services including roads, water, sewer, fire, emergency medical
services, or schools. During operation, there is no demand for potable water and no need
for sanitary sewer or solid waste services. There will not be a noticeable increase in traffic
and no increased demand for housing, schools, or recreational opportunities.

Objective A: Promote effective and efficient government.
The Project and proposed use will not have an impact on the County’s ability to provide
effective and efficient government to its citizens.

Objective B: Ensure quality education for all County citizens.
The Project will not have an impact on the County’s ability to provide quality education
for all County citizens.
Objective C: Consider the health and human services needs of
County citizens.
The Project will not require any health or human services from the County and will not
impact the County’s ability to provide such services to its residents. Additionally, the
Project will assist in reducing carbon-based emissions and the use of fertilizers, which may
have a positive impact on the health of residents.
Objective D: Encourage affordable housing development.
The Project has no residential component, and the proposed use will not have an impact
on the County’s ability to provide affordable housing for its residents. The Project will
temporarily displace the potential for development of housing on the Project parcels;
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however, when the Project is decommissioned the lands can be returned to their previous
uses or developed to the satisfaction of the landowners(s)
Objective E: Provide for public safety through adequate emergency
services and law enforcement.
The Project itself is a passive use and neither creates nor exacerbates any hazards to
adjacent properties and communities, public roadways, or aviation. Emergency
shutdown of the Project can be initiated at a pole mounted Gang Operated Air Break
(GOAB) switch located inside the Project fence or at the pole mounted utility three
phase GOAB switch located between the Project and the point of interconnection.
Operation of the facility will be monitored online, and emergency and normal shutdown
procedures can be implemented remotely and will not require additional emergency or
law enforcement services from the County.
Objective F: Ensure adequate infrastructure.
The Project will not require any infrastructure upgrades from the County and will not
impact the County’s ability to provide such services to its residents. REC’s Paytes
substation, which feeds the local electrical distribution system, is located adjacent the
Project and will provide the infrastructure necessary to connect the Project to the
distribution grid.
Objective G: Serve the parks and recreation needs of County
residents.
The Project will not affect the County’s ability to develop recreational facilities.

Goal 4: Provide the citizens of Orange County with the safest and most
efficient transportation system based on state, local and regional future land
use and transportation plans.
The Project will have little to no impact on County road adequacy or safety. Traffic
associated with the operation of the Project during routine security and/or maintenance
activities is anticipated to be minimal. Traffic volume during operation will be akin to
existing conditions and will not result in noticeable impacts.
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Objective A: Provide a safe and efficient transportation network for
Orange County
See above response.
Objective

B:

Coordinate

regional

transportation

needs

with

surrounding localities, including phased implementation of an
intermodal transportation network, by coordinating planning
efforts with the Towns of Orange and Gordonsville, as necessary.
The Project will not affect the County’s ability to coordinate regional transportation needs
with surrounding localities, as it will not have a large or lasting impact on County
transportation services nor require the expansion or significant upgrades to existing
networks.
Objective C: Encourage a system of non-motorized recreational trails
throughout the County.
The Project will not impact the development of non-motorized recreation trails
throughout the County and will only displace current agricultural uses on privatelyowned lands.
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COMMUNITY DEVELOPMENT
128 WEST MAIN STREET 2
ORANGE, VIRGINIA 22960 3

OFFICE: (540) 672-4347
FAX: (540) 672-0164

orangecountyva.gov
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STAFF REPORT
Application Number / Name:
SUP 20-05 Redfish Solar Partners LLC
Planning Commission Public Hearing:
February 4, 2021
Owner(s):
Michael L. & Catherine L. Mayo and Michael
L. Mayo, III
Tax Parcel Number(s):
50-4 and 50-4A

Voting District(s):
District 2
Affected Acreage:
Approx. 45 acres of 96.6 acres
Staff Report Date:
February 3, 2021

Application Type:
Special Use Permit
Board of Supervisors Public Hearing:
TBD
Applicant(s):
Redfish Solar Partners LLC
Location:
Catharpin Rd in Locust Grove opposite
Kathleen Ct., approximately .2 mile east of
Mayo’s Lane and Robin’s Ridge Rd and
approximately one quarter mile west of Dulin
Lane
Current Zoning District(s):
Agricultural (A)
Recommended Future Land Use:
Agricultural A2
Staff Report Prepared By:
Sandra B. Thornton

STAFF RECOMMENDATION
Planning Staff recommend conditional approval of this application. The property lends itself well
to a small “solar farm” installation, since it will largely be obscured from public view once
additional vegetative buffering as recommended is installed. While installation of this facility will
remove some arable land from agricultural production, the recommended conditions provide ways
of offsetting this. Furthermore, additional conditions ensure that at such time as the facility may
be removed, the land’s agricultural productive capacity can be restored.
APPLICATION OVERVIEW & BACKGROUND
Application Summary:
This is an application by Redfish Solar Partners LLC for a special use permit to construct and
operate a solar energy generation facility (i.e. a “solar farm”) in partnership with Rappahannock
Electric Cooperative (REC) and Old Dominion Electric Cooperative. The proposed 6.472megawatt (MW) direct current/4.999 MW alternating current solar photovoltaic and battery
storage facility, which would be located on the north side of Catharpin Road approximately one
quarter mile west of Dulin Lane, would occupy approximately 45 acres of the total 96.6 acres with
solar panels and ancillary facilities. The facility has been sized to meet the needs of residents living
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in the immediate vicinity of the project and will connect to the power distribution grid via an
existing REC substation approximately 1.5 miles southwest of the project area.
Character of the Area:
The subject property is currently vacant rural farmland, with rolling hills, a creek, some wetlands,
and a substantial amount of intact forest. The vicinity is characterized by agricultural, residential,
and commercial/industrial uses.

View of subject property from Kathleen Court

View to northwest from subject property
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View to north on TMP 50-4

View toward Kathleen Court from TMP 50-4A
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TMP 50-4A road frontage

Zoning History:
The current zoning of the subject properties is the historic zoning assigned to the property.
Community Input:
The Planning Commission public hearing was advertised in the Orange County Review on January
21 and 28, 2021. Notices to the adjacent property owners were mailed on January 25, 2021, and a
public hearing notice sign was posted at the subject property on January 27, 2021.
The applicant also conducted a virtual public information meeting on January 28, 2021.
Application Review Committee (ARC):
ARC comments were solicited via email on December 10, 2020. Comments and questions were
submitted by the chief of the Mine Run Volunteer Fire Department, VDOT, the Culpeper Soil &
Water Conservation District. The applicant responded to these comments in a letter dated January
22, 2021, which is attached.
ANALYSIS & REVIEW OF IMPACTS
When considering a special use permit application, Sec. 70-141 of the Zoning Ordinance states
that the Planning Commission and the Board of Supervisors shall consider whether the proposed
use would further the purposes of the Comprehensive Plan and the Zoning Ordinance; whether it
would threaten the public health, safety or welfare; whether it would be compatible with its
surroundings; whether it would impact the environment or any natural, scenic, or historic features;
and whether it would result in a substantial detriment to the surrounding property. The following
analysis provides the scope for these considerations.
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Zoning / Uses:
This SUP request is pursuant to Sec. 70-303(23) which allows for public utility facilities. This term
includes all facilities constructed by utility companies “…for the generation…of electric energy
for sale…”which includes solar energy generation facilities (i.e. solar farms).
The subject property is zoned Agricultural (A) and the predominant use currently is agriculture;
there are no structures present. Immediately adjacent to the east is property zoned General
Industrial (I-2); otherwise, the property is surrounded by an extensive area of land zoned
Agricultural. The owner of the subject property TMP 50-4 owns TMP 50-3, which is the site of
turkey houses.
Comprehensive Plan:
The subject property is located within the Agricultural A2 future land use category as shown on
the Comprehensive Plan Recommended Future Land Use Map. All properties in the immediate
vicinity are also within the A2 category. The Plan does not directly address utilities, so the stated
goals and objectives are not immediately relevant to this application. However, the A2 future land
use category is described as allowing for a mix of land uses provided they do not impact adjacent
properties. The proposed facility would be well-buffered from neighboring properties; impacts are
limited. Accordingly, in this regard it can be considered consistent with the Comprehensive Plan.
Impacts to Public Health, Safety, and Welfare:
There are no anticipated negative impacts to the public health, safety, and welfare of the citizens
of Orange County. The passive nature of solar farms as a land use limits any impacts in this regard.
Impacts to Environmental, Scenic, and Historic Assets:
The subject property contains considerable forestland, as well as a stream and areas of wetlands.
There are potential impacts to environmental resources associated with this application. The
proposal involves some clearing of intact forest, which negatively impacts the local ecosystem.
Solar panel arrays are considered impervious area for stormwater management purposes, so the
clearing of forest and installation of solar panels means increased stormwater runoff. This will
require mitigation facilities. Planning Staff have recommended a condition which requires a buffer
around all streams and wetlands in order to mitigate any impacts to these resources. It should be
noted that this project falls under DEQ’s Permit by Rule (PBR) process, which requires the
identification of impacts to wildlife and other natural resources as well as a mitigation plan for all
identified impacts. This is to ensure there are no adverse impacts associated with the development
with regards to environmental resources.
There are no anticipated impacts to any scenic or historic resources. The topography of the
property, plus installation of additional vegetative buffering along Catharpin Rd. as recommended
in proposed conditions, helps mitigate impacts to public viewsheds, and there are no identified
historic resources in this particular area of the county.
Compatibility with Surroundings:
This proposal is anticipated to be compatible with the surroundings. Neighboring properties will
be buffered by both topography and by vegetation to be retained around sensitive water features
and additional vegetation to be planted. Solar farms do not generate noise, glare, vibration, or other
nuisances so the opportunities for incompatibility with surroundings are limited-to-nonexistent.
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Impacts to County Services:
No impacts to county services are anticipated.
Fiscal and Employment Impacts:
The direct fiscal impacts of this proposal are anticipated to be small, since projects of this size are
exempt from property tax under Virginia law. It is expected that there will be local spending
through labor, contracts, and materials during construction.
The project is not expected to place increased demand on county services.
Transportation:
VDOT has recommended that site plan submission include a plan showing the anticipated haul
routes for larger delivery vehicles for VDOT review. However, once completed, the facility will
not cause an appreciable change to the average annual daily trips (AADT) generated by the
property. Accordingly, no significant transportation impacts are anticipated.

CONDITIONS REVIEW
The following conditions are recommended for this application:
•

Controlling Documents: Controlling documents shall be the conditions as set forth herein
and the documents submitted with the application dated October 19, 2020, as revised in
accordance with the January 22, 2021, submittal from the applicant.

•

Compliance: Use and development of the subject properties shall be in substantial
conformance with these conditions. The Zoning Administrator shall determine
“substantial conformance.” The property owner shall be responsible for obtaining all
required County licenses, site plan approvals, building permits, health permits, VDOT
permits, zoning permits, stormwater permits, and erosion and sediment control permits.
Transportation/Access

•
•
•

•

There shall be one primary access point onto Catharpin Road.
The site plan submittal shall include a plan showing the anticipated haul routes for larger
delivery trucks for VDOT review.
Any proposed roads associated with the facility which are internal to the property shall be
constructed in accordance with the Culpeper Soil & Water Conservation District Dirt and
Gravel Road Best Management Practice Guide, to the extent practicable.
➢ These conditions are to ensure that access points are minimized onto Catharpin
Road; that heavy traffic can be managed on narrower secondary roads, and that
internal roads be constructed in as environmentally-sensitive a manner as possible.
Buffering / Environmental
There shall be no land disturbance or construction within 100 feet of any wetland or
perennial waterway, or within 50 feet of any waterbody or intermittent waterway. If any of
these buffer areas adjacent to the solar panel arrays lack existing vegetation, native tree
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•

•

•

•
•

•

•
•
•
•

•

species shall be planted in order to establish a riparian buffer. Adequacy of this buffer shall
be approved by the Zoning Administrator as part of the site plan review and approval.
➢ This is to help protect the health of the water features and watershed, particularly
from stormwater runoff from the facility. Retained woodlands and planted trees are
the best method for achieving this.
A buffer at least 100 feet in width shall be maintained around the perimeter of the property.
No clearing, tree removal, or other disturbance shall occur within this buffer area except as
necessary to construct the electrical lines needed for connection to the nearby transmission
line at the southwestern point of the property.
➢ This is to help ensure adequate buffering of neighboring properties.
Grading associated with construction of the facility shall retain the natural topographical
contours to the maximum extent practicable, except where grading can smooth excessive
existing grades (i.e. 15% or greater) in order to control or prevent erosion.
➢ This helps ensure the natural character of the land is not excessively altered.
Existing mature forestland shall be cleared only as necessary for installation of the facility
and a 35-foot setback from the tree line shall be observed. Clearing not associated with the
facility is prohibited.
➢ This helps provide additional buffering for the facility, protect the existing
ecosystem, and avoid additional unnecessary environmental degradation.
Woody vegetation on slopes greater than 5% shall be preserved downhill from the solar
arrays.
➢ This helps to reduce erosion and is less likely to shade the structures.
Solar panel arrays shall be arranged and constructed in order to encourage vegetation
growth between and underneath the arrays and to minimize concentration of runoff. Gravel
Diaphragm trenches are to be applied at the drip line of solar arrays running parallel to
slopes.
➢ This is an erosion control measure and a partial stormwater management measure.
This also helps provide areas for pollinator habitat growth or livestock grazing, if
desired.
Top soil that is removed shall be stockpiled on site for use in restoration of the site at the
time of decommissioning.
➢ This is to facilitate restoration of the arable land suitable for agricultural purposes.
Uses / Setbacks
Construction of the facility shall not preclude any existing uses of the property, including
agriculture from continuing. However, the facility, once constructed, shall be considered
the principal use of each parcel of the subject property.
Should any subdivision of the subject property occur after the facility is constructed,
approval of this SUP shall be void for the newly-created parcels.
There shall be no commercial signage associated with the facility visible from Catharpin
Road or from the air.
For the purpose of determining minimum setback and yard distances from internal property
lines, individual solar panel arrays shall be considered “main” structures per the
Agricultural zoning district regulations of the Zoning Ordinance
➢ The above conditions facilitate administration of zoning regulations for the subject
property, particularly for situations which are anticipated to be unclear upon
approval of this SUP.
All exterior lighting associated with the facility shall be Dark Sky compliant.
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•

•

➢ This helps avoid light pollution and glare associated with exterior lighting.
To the maximum extent practicable, all electrical lines, except for those installed on the
racking infrastructure and those associated with the interconnection route, shall be installed
underground.
➢ This is to facilitate safety as well as to help limit potential visual impacts.
Before the final inspection for the facility may be passed by the Building Official, the
applicant shall supply the County with a performance bond to cover costs associated with
decommissioning the facility and restoring the site to its pre-development condition.
Decommissioning includes removal of the solar systems, buildings, cabling, electrical
components, roads, foundations, pilings, and fencing to a depth of 36 inches, as well as
restoration of the site to tillable soil suitable for agricultural use, forestry, ponds and/or
wetlands. The applicant shall engage a third party to produce a cost estimate to complete
this work, minus anticipated revenue from salvaging materials, plus a 10% contingency.
This bond shall be maintained for as long as the facility is in existence. The owner shall
supply bond riders or replacement bonds, upon request by the County, to account for
inflation and changes in anticipated costs. The County may request these adjustments at 5year intervals.
➢ In the event the facility is ever abandoned, this ensures its complete removal.
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MEMORANDUM
TO:

Orange County Planning Commission

FROM:

Sandra B. Thornton, Planning Services Manager

DATE:

February 26, 2021

SUBJECT:

SUP 20-05 Redfish Solar – Proposed Conditions and VA Code §15.2-2232
Considerations

Proposed Conditions Follow-up
Pursuant to discussion at your February 4, 2021, meeting, staff met with the applicant to review
the conditions recommended in the February 3, 2021, staff report on this matter. Following is a
summary of that discussion:
•

Buffering / Environmental
There shall be no land disturbance or construction within 100 feet of any wetland or
perennial waterway, or within 50 feet of any waterbody or intermittent waterway. If any of
these buffer areas adjacent to the solar panel arrays lack existing vegetation, native tree
species shall be planted in order to establish a riparian buffer. Adequacy of this buffer shall
be approved by the Zoning Administrator as part of the site plan review and approval.
➢ This is to help protect the health of the water features and watershed, particularly
from stormwater runoff from the facility. Retained woodlands and planted trees are
the best method for achieving this.

The applicant objects to the requirement to plant additional trees since such vegetation could
impede full restoration of the property to agricultural use in the future. They noted that the
landowner had done some clearing, and they understood that Department of Forestry Best
Management Practices had been employed when that clearing was done. The applicant suggested
that natural vegetation be allowed to reestablish over time. Staff agrees that this is a reasonable
approach; however, staff recommends retention of the language that adequacy of buffers shall be
approved by the Zoning Administrator as part of site plan review and approval.
•

A buffer at least 100 feet in width shall be maintained around the perimeter of the property.
No clearing, tree removal, or other disturbance shall occur within this buffer area except as
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necessary to construct the electrical lines needed for connection to the nearby transmission line
at the southwestern point of the property.
➢ This is to help ensure adequate buffering of neighboring properties.
The applicant objects to the 100-foot width specification, on the basis that this requirement would
significantly reduce the area available for installation of the facility. In addition, it was suggested
that the shading impact of additional trees could impair functionality of the panels. We discussed
the efficacy of a narrower buffer to achieve a desirable level of visual screening, as well as noise
attenuation. Staff will do some research prior to March 4, 2021, to formulate a specific revised
recommendation.
•

Grading associated with construction of the facility shall retain the natural topographical
contours to the maximum extent practicable, except where grading can smooth excessive
existing grades (i.e. 15% or greater) in order to control or prevent erosion.
➢ This helps ensure the natural character of the land is not excessively altered.
• Existing mature forestland shall be cleared only as necessary for installation of the facility
and a 35-foot setback from the tree line shall be observed. Clearing not associated with the
facility is prohibited.
➢ This helps provide additional buffering for the facility, protect the existing
ecosystem, and avoid additional unnecessary environmental degradation.
• Woody vegetation on slopes greater than 5% shall be preserved downhill from the solar
arrays.
➢ This helps to reduce erosion and is less likely to shade the structures.
• Solar panel arrays shall be arranged and constructed in order to encourage vegetation
growth between and underneath the arrays and to minimize concentration of runoff. Gravel
Diaphragm trenches are to be applied at the drip line of solar arrays running parallel to
slopes.
➢ This is an erosion control measure and a partial stormwater management measure.
This also helps provide areas for pollinator habitat growth or livestock grazing, if
desired.
The applicant objects to this condition because the panels are not fixed but are on trackers, so they
would not be expected to create a drip line. The applicant also suggested that the application of
gravel would impact hydrology on the site.
•

•
•

Top soil that is removed shall be stockpiled on site for use in restoration of the site at the
time of decommissioning.
➢ This is to facilitate restoration of the arable land suitable for agricultural purposes.
Uses / Setbacks
Construction of the facility shall not preclude any existing uses of the property, including
agriculture from continuing. However, the facility, once constructed, shall be considered
the principal use of each parcel of the subject property.
Should any subdivision of the subject property occur after the facility is constructed,
approval of this SUP shall be void for the newly-created parcels.
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•
•

•
•

•

There shall be no commercial signage associated with the facility visible from Catharpin
Road or from the air.
For the purpose of determining minimum setback and yard distances from internal property
lines, individual solar panel arrays shall be considered “main” structures per the
Agricultural zoning district regulations of the Zoning Ordinance.
➢ The above conditions facilitate administration of zoning regulations for the subject
property, particularly for situations which are anticipated to be unclear upon
approval of this SUP.
All exterior lighting associated with the facility shall be Dark Sky compliant.
➢ This helps avoid light pollution and glare associated with exterior lighting.
To the maximum extent practicable, all electrical lines, except for those installed on the
racking infrastructure and those associated with the interconnection route, shall be installed
underground.
➢ This is to facilitate safety as well as to help limit potential visual impacts.
Before the final inspection for the facility may be passed by the Building Official, the
applicant shall supply the County with a performance bond to cover costs associated with
decommissioning the facility and restoring the site to its pre-development condition.
Decommissioning includes removal of the solar systems, buildings, cabling, electrical
components, roads, foundations, pilings, and fencing to a depth of 36 inches, as well as
restoration of the site to tillable soil suitable for agricultural use, forestry, ponds and/or
wetlands. The applicant shall engage a third party to produce a cost estimate to complete
this work, minus anticipated revenue from salvaging materials, plus a 10% contingency.
This bond shall be maintained for as long as the facility is in existence. The owner shall
supply bond riders or replacement bonds, upon request by the County, to account for
inflation and changes in anticipated costs. The County may request these adjustments at 5year intervals.
➢ In the event the facility is ever abandoned, this ensures its complete removal.

We discussed some questions pertaining to this condition, and staff indicated that the plans and
bond estimate should be sealed by an engineer. It was confirmed that the cost estimate would be
the basis for the bond amount.
Since the last meeting, staff received some additional recommended conditions from a
commissioner; these have been discussed with the applicant, as follows:
1) Redfish Solar will be required to provide the County of Orange with a bank letter of
credit or an acceptable bond instrument of $1,000,000 initially, to be amended every
three-year period in dollar amount, linked to the Consumer Price Index or another
external index acceptable to the County.
The applicant questioned the amount, asserting that $20-30,000 per MW is currently considered
the average cost of decommissioning and in view of the fact that this would be a $6,000,000
project.
2) Upon decommissioning of solar farm operation, Redfish Solar will restore the property to
its original usable, tillable agricultural use.
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3) Redfish Solar agrees not to oppose the assessment in the media or litigate to block a Solar
Tax enactment by the County of Orange in the future.
4) Redfish Solar agrees not to transfer, sell, or change the legal ownership of the SUP
applicant, without written authorization by the County of Orange. In addition, the
approved SUP is exclusively for Redfish Solar Partners, LLC. The County of Orange
may require reapplication for the SUP by any new owner(s).
5) Construction traffic must use East Orange Plan Road through Spotsylvania County to
access the project site on Catharpin Road.
County Administration has expressed support for consideration of the following comments
submitted by the Piedmont Environmental Council:
•
•
•
•

Compression mats should be used during construction, in order to reduce topsoil
compaction.
If any grading is required, it should not result in the loss of agricultural soils (topsoil) and
should be completed in phases to reduce erosion and sedimentation from the site.
Where grading is required, topsoil should be removed from the area prior to grading. That
soil should be stored on site and replaced after the grading is completed. [Note: see staff
recommendation above pertaining top soil stockpiling.]
A battery energy storage system is required and rated storage capacity shall be specified.

Finally, with respect to potential conditions, the Board of Supervisors received a presentation
from the County Attorney on February 23, 2021, on the topic of proffers; a copy of Mr.
Lacheney’s memo is attached for your information. The memo includes reference to newlyadopted provisions in the Code of Virginia with respect to solar facilities. The Commission may
wish to consider that information as it considers recommendations for the Board of Supervisors
on this SUP application. During the Board discussion interest was expressed in potential
revenues from siting agreements as well as in cash proffers.
Comprehensive Plan Considerations
The staff report, as is customary, includes a section on the proposed project’s comprehensive
plan consistency. It must also be noted that Virginia Code §15.2-2232 requires a specific finding
that the location of a public utility facility is substantially in accord with the adopted
comprehensive plan, and it has now come to staff’s attention that §15.2-2232.H. contemplates
that in the absence of other determinants set forth in that paragraph, the substantial accord
review for solar facilities would be advertised. Accordingly, it will be necessary to defer action
on the pending SUP until the substantial accord review is advertised for public hearing,
following which concurrent action may be taken on both aspects of the process.
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MEMORANDUM
TO:

Orange County Planning Commission

FROM:

Sandra B. Thornton, Planning Services Manager

DATE:

March 28, 2021

SUBJECT:

REZ 20-01 Signature Station - Addendum to Staff Report

Background
Pursuant to the Commission’s approval on December 3, 2020, of a deferral request from the
applicant based on COVID-19 considerations, the applicant has submitted an Addendum to
their original application in order to address deficiencies identified in correspondence from staff
dated October 9, 2020, as well as issues raised by the Commission during discussion with the
applicants. The Addendum, which includes a cover letter dated March 1, 2021, includes a onepage plan sheet (CP-1) titled “Signature Station Development Plan” and dated December 7,
2020. The page is further labeled “Proposed Mixed Use Development Concept” and displays
more detailed location information for constituent components of the proposed development, as
compared to the earlier submittal of a Generalized Development Plan dated bearing engineer’s
seal date of June 5, 2020. As depicted on the updated plan, the applicants have modified their
concept for the residential component to include “Age-directed Multi-family
Residential/Office/Small Retail”. Other information in the March 2021 submittal indicates that
the proposal now contemplates some age-restricted units in order to reduce the potential
burden of the development on Orange County Schools. The plan sheet shows somewhat more
detail with respect to commercial development and potential types of commercial development,
although information in other elements of the submittal indicates that anticipated types of
commercial activities that might locate in the proposed development remain speculative,
particularly in view of the ongoing pandemic. It must be noted that the updated Fiscal Impact
Analysis indicates that the proposed development will not generate a positive fiscal impact on
the county until at least one relatively modestly-sized commercial entity, such as a fast-food
restaurant, is operational.
Staff Comments
The October 9, 2020, staff letter identified the following items as requiring either updating or more
specificity:
1)
2)
3)
4)
5)

Design guidelines and generalized elevation drawings for the overall site
A master signage plan
A landscaping plan
Fiscal Impact Analysis (FIA) – update required
Traffic Impact Analysis (TIA) – update required

Following are comments on the applicants’ Addendum with respect to each item.
1)

Design guidelines and generalized elevation drawings for the overall site: The submittal
includes a graphic illustration of home proposed for the site on page 16 in the updated
Fiscal Impact Analysis. Section C of the submittal sets forth Architectural Guidelines and
includes graphic examples of acceptable articulation, although there are no generalized
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elevation drawings for the overall site. As such, it would appear that whatever is
constructed first in accordance with the specified guidelines will “set the stage” for the
development as a whole.
2) A master signage plan: The submittal includes Signage Guidelines in Section E; however,
there is no master signage plan included. Unless proffered otherwise by the applicants,
signage within the development must only meet the general guidelines specified without
complying with any unifying design features for signs.
3) A landscaping plan: The submittal includes Landscaping Guidelines in Section D;
however, there is no graphic illustration with respect to landscaping nor any discussion of
types of plant/vegetation species to be included. The guidelines state that “a landscaping
plan shall be submitted in conjunction with site plan review.” See Section D.(f) in the
Addendum package. Accordingly, the Zoning Administrator will determine adequacy of
landscaping with each site plan submittal.
4) Fiscal Impact Analysis: An updated FIA including a cover letter dated February 23, 2021,
comprises Section B of the applicants’ Addendum. It is noteworthy that the Analysis
concluded that affordable, age-restricted housing, as well some commercial space, are
required for the development to generate a positive impact on the county. Staff notes that
the FIA stated that the new Aquaphalt plan was expected to open in January 2021; if not
yet issued, a temporary certificate of occupancy was pending to allow for completion of
some weather-sensitive elements of site improvements specified on the site plans. Also,
staff notes that Trinity Senior Village is now occupied.
5) Traffic Impact Analysis: An updated TIA has not been provided. County staff were copied
on an email exchange dated December 1, 2020, between John Marcantoni and Marshall
Barron, Transportation and Land Use Director, VDOT- Culpeper District, regarding
potential proffer language with respect to potential traffic impacts associated with the
proposed development and the need for roadway improvements. The verbiage proposed
by the applicant and approved by Mr. Barron is as follows, quoted from the email from Mr.
Marcantoni to Mr. Barron: Any future commercial use that is proposed, a traffic analysis
will be performed at Construction Plan phase of such proposed commercial use for
VDOT’s approval. In addition, any necessary improvements that are dictated from this
analysis, subject to VDOT and County approvals, will be constructed prior to issuance of
building occupancy permit for each specific use.”

Please note that the revised proffer statement to which the Addendum contents page refers has
not been received. Staff spoke with Mr. Marcantoni on March 26, 2021, and was advised that the
applicants’ attorney has not yet provided the document to them. Mr. Marcantoni stated his hope
that it would be available on March 29, 2021.

Page 2 of 2

Orange County Planning Commission
Regular Meeting
April 1, 2021

Agenda Item 5d

PL AN NI NG & D E V EL O P M EN T S ER V IC E S
MAIL: 128 West Main Street, Orange, VA 22960 | PHONE: (540) 672-4347
PHYSICAL: 128 West Main Street, Orange, VA 22960

MEMORANDUM
TO:

Orange County Planning Commission

FROM:

Sandra B. Thornton, Planning Services Manager

SUBJECT: Potential conditions SUP 20-04
DATE:

March 26, 2021

Pursuant to discussion on March 4, 2021, the Commission met on March 18, 2021, to
discuss further potential conditions, in addition to those proposed in the February 3,
2021, staff report, which would address anticipated impacts from the proposed addiction
recovery residence. The initial proposed conditions are set forth below, with potential
additional conditions as discussed included in red italics.

Proposed Conditions
SUP 20-04
Orange County TM 7-16A
The following proposed conditions are intended to address the potential impacts of the
proposed use and to align the application with applicable provisions of the Orange
County Comprehensive Plan as well as the purpose and intent of the Zoning Ordinance.
If the conditions of this Special Use Permit conflict with one another or with the Zoning
Ordinance, the more restrictive shall apply, unless specifically modified, waived, or
otherwise specified in these conditions. Violation of these conditions, in whole or in part,
may be cause for revocation of the Special Use Permit.

Term of Special Use Permit:
1. Uses: This Special Use Permit is to allow the conduct of an Institutional use as
defined in Sec. 70-1 of the Orange County Zoning Code on the property
identified on county tax maps as parcel 7-16A.
2. Controlling Documents: Controlling documents shall be the conditions as set
forth herein and the documents submitted with the application dated October 21,
2020.
3. Compliance: Use and development of the subject property shall be in substantial
conformance with these conditions. The Zoning Administrator shall determine
“substantial conformance.” The property owner shall be responsible for obtaining
all required County licenses, site plan approvals, building permits, health permits,
VDOT permits, zoning permits, stormwater permits, and erosion and sediment
control permits.

4. Non-severability: The decision to approve this Special Use Permit is predicated
on the understanding of both the Applicant and the Orange County Board of
Supervisors that the conditions set forth herein are valid and lawful, and shall
apply to the approved use for the life of the use; therefore, these conditions,
independently and in the aggregate, are not severable from the decision to
approve this Special Use Permit. If any condition imposed by this Special Use
Permit is found to be unlawful, unenforceable, or otherwise rendered void, this
Special Use Permit shall be void and the use shall be deemed unlawful.
5. Applicability: The conditions set forth herein apply only to the addiction recovery
residence and its operation and not to the church situated on the property.
Standards and Conditions
a. The facility shall use the existing entrance on Raccoon Ford Road (Rt. 611) as
the access point.
b. Vegetation shall be removed near the entrance as necessary to open the sight
line to the south towards Rt. 522.
c. Cut and Fill slopes shall maintain a maximum 3:1 side slope.
d. Woody vegetation shall be preserved along the perimeter of the site and above
Raccoon Ford Road, and otherwise to the maximum extent possible consistent
with the use.
e. Any new parking area will be located on the south side of the new building.
f. The new building and parking shall drain to the existing sediment trap.
g. A clear water diversion above the playground shall be utilized to divert offsite
runoff away from the disturbed areas.
h. Any septic lines that run under the driveway to a drain field shall be encased to
prevent damage.
i. The plan for facility and resident monitoring and oversight shall be made
available to the public upon request.
j. Applicant agrees to comply with all applicable current and future federal, state,
and local laws and regulations. Noncompliance would be a violation of the
conditions of zoning approval.
k. No attendee, employee, or any individual associated with the facility or its
program shall be a convicted sex offender. For the purposes of this Special Use
Permit, “convicted sex offender” means a person convicted of any of the crimes
listed in § 9.1-902 of the Code of Virginia, or its successor statute.
l. No attendee, employee, or any individual associated with the facility or its
program shall be a person convicted of a violent felony as that term is defined in
§ 17.805 (C) of the Code of Virginia, or its successor statutes.
m. The facility shall be for female program participants only. Incorporation of male
program participants will require an amendment of this Special Use Permit or a
new conditional Special Use Permit.
n. The facility and operation thereof shall maintain National Alliance for Recovery
Residences (NARR)/Virginia Association of Recovery Residences (VARR)
certification. If at any time the facility or operation if in violation of or loses its
NARR/VARR certification, the applicant shall notify the County within five (5)
business days and then within ten (10) business days provide the County a plan
to rectify any issues required to maintain NARR/VARR accreditation. If the
facility or operation loses its certification the SUP shall be deemed null and void.

o. The facility shall be licensed in accordance with any applicable current or future
federal, state, or local laws or regulations.
p. This Special Use Permit does not transfer to other entities nor with the sale of the
property.
q. Given that Orange County residents/taxpayers will underwrite the entire
expenses for law enforcement, fire and rescue services and other potential
ancillary services (refuse, building inspection expenses, etc.) to this applicant in
some manner or form, Mountain View Community Church and CARS (ChristCentered Addiction Restoration Services) hereby agree that Orange County
citizens will be provided preferential treatment with admittance to their program
for alcoholic and/or opioid treatment and intervention. Failure to comply with
condition will subject the Special Use Permit issued to be negated as null and
void with adequate legal notification. Furthermore, Orange County citizens
enrolled shall compose at least 20% or more of enrollees at all times of operation
of the facility.

