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AGENDA
1.

Call to Order and Welcome of Guests: Larkin Moyer, Chairman

2.

Determination of Quorum

3.

Approval of Minutes:

Action
Needed
Call to Order
Quorum

Regular Meeting – April 25, 2022
4.

Motion

Old Business
Amelia Energy Facility, LLC – Special Exception Permit Update

5.

New Business
Public Hearing - Ordinance Text Amendment- Sport Shooting Range
Definition

Motion

Public Hearing – Ordinance Text Amendment – Sport Shooting Range

Motion

6.

Chairman Comments

7.

Informational

Zoning

Planning Commissioner Training – Jeff Gore, County Attorney
8.

Adjournment

Motion

SPEAKER RULES OF PROCEDURE
Please respect all speakers and allow all opinions to be expressed in a tolerant atmosphere.
a) Speakers may speak only once during a specific comment time and all comments should
be directed to the Planning Commission.
b) Speakers should approach the podium so they may be visible and audible to the Commission.
c) Each speaker should clearly state his/her name and address.
d) All questions should be directed to the Chairman. Speakers are encouraged to contact staff
regarding unresolved concerns or to receive additional information.
e) Speakers should be brief and avoid repetition of previously presented comments.

VIRGINIA:

AT A REGULAR MEETING OF THE AMELIA COUNTY PLANNING COMMISSION HELD
IN THE CONFERENCE ROOM OF THE COUNTY ADMINISTRATION BUILDING ON
MONDAY, ARPIL 25, 2022, AT 7:30 P.M.

PRESENT:

LARKIN MOYER- Chairman- Via WebEx
ABSENT: None
JOHN AARON
JERRY “WHIT” MORRIS
DENNIS RAMSEY
JUAN WHITTINGTON
RICHARD CUMBIE, JR.
ROY EASTER
JENNIFER HARRIS
MICHAEL BATES – 7:35p.m.
TRAVIS BARNARD
DAVID FELTS, JR. – Board of Supervisors Representative
Amelia County Planning Commission

HOLLY STEELE, Director of Community Development

I.

CALL TO ORDER

II.

APPROVAL OF MINUTES

Vice Chairman Roy Easter called the meeting of the Amelia County Planning Commission to order
and declared there was a quorum with all members present. Chairman Larkin Moyer attended the
meeting via WebEx due to being out of town for work.
Chairman Larkin Moyer made a motion, seconded by Commissioner Whit Morris that the Planning
Commission approve the minutes of the March Regular Meeting.

The motion carried 10-0 recorded as follows: Larkin Moyer-AYE, John Aaron- AYE, Dennis RamseyAYE, Juan Whittington-AYE, Jennifer Harris-AYE, Travis Barnard- AYE, Whit Morris- AYE, Roy
Easter- AYE, Richard Cumbie- AYE, David Felts- AYE.

Commissioner Michael Bates was not yet present when the March regular meeting minutes were
voted upon.
III.

OLD AND NEW BUSINESS

Ordinance Text Amendment- M-1 and M-2 Building Setbacks

An amendment to Articles XX and XXI of the Amelia County Zoning Ordinance to decrease the side
and rear building setback requirements for M-1 and M-2, Industrial, zoned properties.
Ms. Steele gave an introduction to the proposed ordinance amendment. She stated that this
amendment was necessary in order to maximize use of industrially zoned properties, especially
within the IDA Park.

Commissioner Juan Whittington asked if the building setbacks applied to adjoining properties that
were zoned residential. Ms. Steele explained that those setbacks were being decreased as well, from
100-feet to 25-feet.

Chairman Larkin Moyer questioned why this was necessary within the industrial park. Ms. Steele
explained that this change would address building setback concerns for the new lots that were
purchased by Richard Smith.
Vice Chairman Easter opened the public hearing for the proposed ordinance amendment at
7:32p.m.
Vice Chairman Easter closed the public hearing at 7:32p.m.

Commissioner Whit Morris made a motion, seconded by Commissioner Dennis Ramsey that the
Planning Commission recommend approval of all three ordinance text amendments.

The motion carried 10-0 recorded as follows: Larkin Moyer-AYE, John Aaron- AYE, Dennis RamseyAYE, Juan Whittington-AYE, Jennifer Harris-AYE, Travis Barnard- AYE, Whit Morris- AYE, Roy
Easter- AYE, Richard Cumbie- AYE, David Felts- AYE.

Commissioner Michael Bates arrived at 7:35p.m.

Special Exception Permit – Amelia Energy Facility, LLC

Amelia Energy Facility, LLC (the “Applicants”), request a Special Exception Permit for a utility-scale
solar farm on 1,103 acres. The subject properties, which are owned by JoAnn S. Webb, William L.
Scott, Leander O. Scott, Jr., and Susan C. Wade, and are located east of Route 640 (Buckskin Creek
Road), north of Route 649 (Old Court House Road) and west of Route 607 (West Creek Road) and
are identified as Tax Map Parcels 41-19, 54-4, 54-2-14, 54-2-16, and 54-2D on the Amelia County
Real Property Identification Map. The Amelia County Comprehensive Plan shows this property is
located in the Rural Preservation Area.
Director of Community Development, Holly Steele, introduced the project again and explained that
the public hearing was held at the March regular meeting, therefore there would not be another
Planning Commission public hearing. Ms. Steele introduced the representative from Torch Clean
Solar, Wes Andrews.

Mr. Andrews gave an overview of the changes to the project that have been made over the past year
based on feedback from the community and Planning Commission. There have been no changes to
the proposed project since the March regular meeting.
Commissioner Roy Easter asked if Torch Clean planned to remain with the project through
construction or contract it to another company? Mr. Andrews stated that, historically, they have
maintained ownership in their projects throughout construction. Mr. Easter also asked about
property taxes for the parcels and whether the parcels were currently under land use taxation. Mr.
Andrews said that any portion of the project that was currently in land use taxation would be
removed if the project was approved.

Commissioner Easter also questioned Torch Clean’s decision to not post the decommissioning bond
until Year 5. Mr. Easter strongly opposed this decision. Mr. Andrews stated that Torch Clean would

be providing additional upfront payments to the county in lieu of posting the decommissioning
bond during Year 1. Mr. Easter also commented that the bond was calculated to include a 1.5%
inflation rate and he felt that was much lower than a normal inflation rate.

Commissioner Roy Easter also questioned the fencing and potential wildlife concerns. Mr. Easter
wanted gaps in the fencing to allow for wildlife to safely pass in and out. Mr. Andrews said that the
entire site would not be fenced and that there were gaps in the fencing along wetlands and other
natural features.

Commissioner Easter questioned Mr. Andrews on the potential for a 15-30% reduction in property
values for parcels near the facility. He also suggested a soil study for the site to ensure that
adjoining property’s groundwater and soil is not impacted.
Chairman Moyer suggested establishing wildlife habitats for quail, turkey, etc. on the site using
warm season grasses.

Board of Supervisors Representative, David Felts, asked Commissioner Jennifer Harris to explain
the new regulations that the Department of Environmental Quality (DEQ) has put in place
regarding solar panels.

Commissioner Jennifer Harris asked if there had been any changes to the traffic plan for the
proposed site? Mr. Andrews said that they did evaluate the road, and VDOT reviewed the project,
and no issues are anticipated. Mrs. Harris also asked if the project would be phased? Mr. Andrews
said that they have phased projects before and that was a possibility for this project, but it was not
certain.

Commissioner Richard Cumbie stated that he had a significant number of citizens within District 3
who are adamantly opposed to the project. Vice Chairman Easter asked to speak before Mr. Cumbie
made a motion. Mr. Easter suggested that the zoning committee convene before the Planning
Commission take action on the proposal. He would like to discuss setbacks, inspections, property
values, etc.
Commissioner Travis Barnard stated that he was appreciative of all of the changes that the
applicants had made and that, as a realtor, he did not think that a solar farm would have a large
impact on adjoining property values in our current market.

Board of Supervisors Representative, David Felts, felt that the Board of Supervisors would likely
want to know the answers to the questions that Vice Chairman Easter posed earlier in the meeting
and, therefore, felt that convening the Zoning Committee was a good idea.

Commissioner Whit Morris stated that he supported renewable energy, but also understood the
concerns of the neighbors. Mr. Morris stated that this land and project was an investment for the
applicants and that, though the neighbors are upset, it is still the owners land and it should be their
decision what to do with their land/investment. Mr. Morris said that he also supported the zoning
committee idea.

Commissioner Juan Whittington said that he is support of solar, provided that it is in an acceptable
location. Mr. Whittington commented that there have been no changes to the project over the past
30 days and would have preferred to see additional buffers and landscaping added. Commissioners
Harris and Easter stated that a larger buffer would likely not solve the concerns of the neighbors.

Commissioner Richard Cumbie made a motion to deny the proposal as presented. Commissioner
John Aaron seconded the motion.

Commissioner Juan Whittington suggested sending the project to the Board of Supervisors without
a recommendation.

The motion carried by a vote of 6-4-1 recorded as follows: Larkin Moyer- AYE, John Aaron- AYE,
Dennis Ramsey- AYE, Michael Bates- AYE, Juan Whittington-Abstained, Jennifer Harris- NAY, Travis
Barnard- NAY, Whit Morris- NAY, Roy Easter- AYE, Richard Cumbie- AYE, David Felts- NAY.
Commissioners Easter, Morris, and Harris discussed the possibility of sending the project to the
Planning Commission Zoning Committee. No Planning Commissioners were in opposition of the
zoning committee convening to review the Alternative Energy Ordinance. Ms. Steele said that she
would email the Zoning Committee the following day to discuss scheduling.
V.

VI.

INFORMATIONAL
ADJOURNMENT

There being no further business to come before the Planning Commission, Vice Chairman Easter
adjourned the meeting at 8:39p.m.

Roy Easter, Vice Chairman
Amelia County Planning Commission
ATTEST:
Holly Steele
Director of Community Development

May 9, 2022
Amelia County
Department of Community Development, Planning & Zoning
P.O. Box A – 16360 Dunn Street, Ste. 101
Amelia, VA 23002
RE:

Amelia Energy Facility, LLC – Decommissioning Cost Estimate
Kimley-Horn #110188004

Dear Members of the Department of Community Development:
The purpose of this letter is to provide a brief summary of Kimley-Horn’s experience with
solar energy facilities, the preparation of decommissioning costs associated with these
facilities, and an overview of our estimating methodology.
Kimley-Horn has experience providing consultation on more than 55 GW of solar energy
development across the country, ranging in size from <1 MW to over 500 MW. Many of
these solar facilities are in North Carolina and Virginia.
There is little current data available regarding the actual costs to decommission a solar
facility because there have been few (if any) decommissioned since the average expected
life span of a solar facility is approximately 35 years. However, we have combined our
extensive experience in estimating sitework construction costs with the experience of our
solar energy clients in the construction of all aspects of these facilities to develop
quantifiable and defendable unit costs.
Quantities for the racking system, solar modules, inverters, and transformers were provided
to us by Amelia Energy Facility, LLC for this decommissioning cost estimate. Quantities for
site-related items listed were estimated using the preliminary site plan. Salvage values of
the various metal components were estimated using current scrap metal prices for steel and
copper.
Since County code requires the decommissioning estimate to be updated every five years,
this estimate was performed assuming decommissioning in Year 5. As you will see, the
attached decommissioning cost estimate for Year 5 results in a positive net surplus. The
benefit of the salvage value resulting in a positive net surplus is that the decommissioning of
the solar farm will likely result in a “buy job.” The owner of the solar farm will issue RFP’s
(Request for Proposals) to Recycling/Restoration companies to provide their bid to restore
the site to its original conditions and sell the items of value to recyclers and dispose of items
with no value in a landfill. The cost estimate shows that the net surplus is a positive value,

kimley-horn.com

1700 Willow Lawn Drive, Suite 200, Richmond, VA 23230

804 673 3882
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(Salvage Value ($8,954,368.07) – Decommissioning Cost ($4,998,168.45) = Net Surplus
($3,956,199.62)) which would make the bid amounts positive. Additionally, with assumed
inflation of 1.5% per year over the next 5 years, the net surplus would increase (Net Surplus
with Inflation valued at $4,261,951). This means the companies will be “buying” the right to
perform the work and will be able to make a profit based off the salvage value of the
recyclable items from the site. Please see the attached Decommissioning Cost and Salvage
Value estimates.
Please contact me at (804) 673-3882 or Nicholas.Robertson@Kimley-Horn.com should you
have any questions or concerns.

Sincerely,
KIMLEY-HORN

Nicholas Robertson, P.E.
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AMELIA ENERGY FACILITY, LLC
DECOMMISSIONING PLAN
MAY 9, 2022
Purpose
This decommissioning plan is provided by Amelia Energy Facility, LLC (the “Project Company”) and
will detail the projected decommissioning demands associated with the proposed project.
The purpose of this decommissioning plan is to provide procedures and an opinion of probable
construction cost for partial or full closure of the solar facility. Amelia County Code requires a
decommissioning plan and performance guarantees to supplement plans submitted as part of a Special
Exception Permit application package. This decommissioning plan details provisions for facility
deconstruction and site restoration to satisfy the specific guidelines set forth in the County Code. This
decommissioning plan shall take effect upon facility abandonment, discontinuation of operation, or
expiration of the use permit as defined by Amelia County Code.

Site Location
Amelia Energy Facility, LLC proposes to build a photovoltaic (PV) solar facility (“Solar Facility”) with a
nameplate capacity of approximately 141 MWDC (“Project”), in Amelia County, VA. The Facility is
located on approximately 650 acres of fenced in land and will be bounded by Buckskin Creek Road on
the west, the existing Dominion transmission line on the north, and Tanner’s Branch to the east. The
facility will fall within tax parcel identification numbers 54-4, 41-19, 54-2-14, 54-2-16, and 54-2D
(“Property”).

Anticipated Service Life of the Project
Unless the system is purchased by the County or other entity, the facility shall be decommissioned in
accordance with this Decommissioning Plan (“Plan”), restoring the site to as close to its agreed-upon
post-decommissioned state as practicably possible upon expiration or termination of the Power
Purchase Agreement or the end of the facility’s useful lifetime. The Solar Facility will have a maturity
date of twenty (20) years but carries an expected useful lifetime of more than 30 years.
Decommissioning responsibilities include the removal of: any perimeter fences, any concrete or steel
foundations, all metal structures (mounting racks and trackers), all photovoltaic (PV) modules,
aboveground and underground cables, transformers, inverters, fans, switch boxes, fixtures, etc. and
otherwise restoring the premises to its original position or mutually agreed upon state. Other Plan
activities include the management of materials and waste, projected costs, and a decommissioning
fund agreement overview.
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Decommissioning Risk Over the Lifecycle of a Project
The probability of an event that would lead to abandonment or long-term interruption is extremely low
during the first 15 to 20 years of the Project life. Accordingly, the risk of decommissioning the Project
is extremely low during this time frame. The reasons why the risk to decommission the Project is
extremely low in the early phases of the Project include, but are not limited to:
•
•

•

•

•

•

Project owners have sophisticated financing structures that allow the lender or tax equity
partner to step in and rectify the event that may lead to abandonment.
Most critical solar components have original equipment manufacturer (OEM) warranties
with terms exceeding five years that include labor and parts. A warranty is an agreement
or guarantee outlined by a manufacturer to a customer that defines performance
requirements for a product or service. Warranties give customers a form of insurance if
the purchased product or service does not adhere to quality standards. These warranties
assure the Project owner, financing parties, and other stakeholders, that equipment will
perform as expected which minimizes the risk of a decommissioning event. Average
warranty lengths for critical solar components range from 5 to 10 years, with production
warranties on solar panels extending to 20 to 25 years.
Solar projects consist of many networked components designed to convert solar radiation
into electrical energy. The failure of any single component will not result in a substantial
reduction of energy generation that could lead to a decommissioning event.
Solar projects are required to maintain replacement value property damage insurance
coverage and business interruption insurance coverage. Business interruption insurance
covers the loss of income that a business suffers after a disaster or equipment failure.
Typical solar business interruption insurance covers income loss for twelve months from
the date of the event triggering the loss.
The replacement costs of solar components will typically decline over time, and
accordingly, costs to replace failed or damaged equipment after lapsed OEM warranties
will not create large financial hurdles for the Project.
In the early stages of the Project, the resale value of the equipment is significantly higher
than the decommissioning costs, resulting in a net positive (revenue).

Considering the reasons stated above, a decommissioning bond early in the life of a solar project life
is not required to assure the coverage facility removal and site restoration costs.
Solar power is an increasingly popular form of renewable energy around the world and as an
alternative to the burning of fossil fuels, solar ranks alongside wind and hydropower as essential
energy options for the future of the planet. Solar also offers the additional benefit of being easier to
build, operate, and decommission with minimal environmental risks. Recent rises in popularity and
use can be linked to lower installation and operation costs and it is expected that this pattern will
continue, further reducing the risk of a decommissioning event.
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Decommissioning Risks Over Time
As previously noted, the probability of a decommissioning event that would lead to abandonment or
long-term financial interruption is extremely low during the first 15 to 20 years of the Project life and
accordingly, the financial risk to decommission the Project is also extremely low. A risk analysis
approach is presented here for informational purposes only and has not been considered in the
decommissioning cost estimates present in this Plan.
It is important to note that there are two aspects to consider when evaluating the risk for
decommissioning the Project:
1. The risk of the need to decommission the Project as a whole (Project termination risk),
and
2. The risk of failing to recuperate the cost of the decommissioning activities
(decommissioning funding).
The most important concern for the County is the ability to recuperate the cost of decommissioning
and restoration of the land to pre-Project conditions. The presence of a Power Purchase Agreement
(PPA) in the first 20 years of the Project makes the likelihood of decommissioning very low during that
time. The graph below summarizes the estimated decommissioning risk of cost recovery for the
Project. The graph utilizes a “one percent” risk as the lowest risk; however, the financial value of the
Project or equipment in the early years would far exceed the cost of the decommissioning and
restoration activities and therefore, the graph is conservative.

Percent Risk

Decommissioning Risks Over Time
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The factors taken into consideration in estimating the risk include, but were not limited to:
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•

•

•
•
•

Years 1-5 – Minimal Project termination or financial risk due to presence of PPA with
guarantee to purchase power, resale of value components, component warranties, value
of facility.
Years 5-10 – Similar consideration of previous period, except minimal increased financial
risk due to the decrease in resale value of used components and rise in technological
improvements of new equipment in market.
Years 10-15 – Similar consideration of previous period, with slightly increased risk as
warranties start to expire. Value of equipment is still substantial but decreasing.
Years 15-20 – Similar consideration of previous period, warranties continue to expire;
value of equipment diminishes with age and technological improvements in market.
Years 20-25 – PPA expires, Project termination and funding risks increase, value of
equipment diminishes, and technological improvements in market. A rise in salvage value
of removed equipment due to diminishing natural resources and improvements in the
efficiency of recycling/extraction technologies will offset the cost of decommissioning.

Commencement of Decommissioning
This Plan assumes that the Facility will be decommissioned under any of the following conditions:
1. The land lease (including the exercise of any extension options) ends and will either not be
renewed or a new lease will not be entered into for the Project.
2. The system does not produce power for sale for a consecutive 12-month period, except in
the instance of a force majeure event in which the Project is being repaired and/or restored.
3. The system is damaged and will not be repaired or replaced.

Removal of Nonutility Owned Equipment
To decommission the Solar Facility, the Project will include at a minimum:
•
•
•
•
•

Disconnection from the utility power grid
Removal of all Facility components: panels, inverters, wire, cable, combiner boxes,
transformers, racks, trackers, tracker motors, substations, etc.
Removal of all non-utility owned equipment (at point of interconnection), conduits,
structures, fencing, and foundations to a depth of at least three feet below grade.
Restoration of property to a condition reasonably similar to its condition prior to Facility
installation, or as initially agreed upon.
Plant vegetation suitable for the location, native to the region, and which matches
surrounding vegetation.

The owner of the leased property may request in writing for certain items to remain, e.g., access roads.
This decommissioning plan is based on current best management practices and procedures. This Plan
may be subject to revision based on new standards and emergent best management practices at the
time of decommissioning. Permits will be obtained as required and notification will be given to
necessary stakeholders prior to decommissioning.
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The decommissioning process will maximize the recycling, reuse and salvage of applicable facility
components, which are outlined in the opinion of probable construction costs. Based on the extent of
decommissioning, prior to beginning construction activities, the developer will submit applicable
demolition and construction plans and permit applications which will outline the schedule and extents
of demolition. Decommissioning activities will not begin prior to issuance of approved permits by local
regulatory agencies with appropriate jurisdiction.

Restoration of Property
In order to adequately restore the site to its previous condition, documentation using pre-construction
video and/or digital photography will be performed prior to construction activities. This information will
be reviewed prior to preparation of decommissioning demolition documents and included in the
submittal to the County. Pre-construction documentation will also consist of detailed descriptions of
existing vegetative and soil conditions as well as existing topography and drainage patterns.
At the time of decommissioning, the Project Company will restore the Solar Facility to a meadow-like
condition. All waste and excess materials will be disposed of in accordance with municipal, provincial
and federal regulations. Waste that can be recycled under municipal programs will be recycled
accordingly. Provided, however, the Project Company shall not be required to replace any structures
that were removed to build the Solar Facility.
The restoration will consist of de-compaction of the topsoil by disking or tilling and re-vegetation of the
property. Mass grading is not anticipated since the initial project will not alter topography significantly.
At the end of the project the area will be seeded and fertilized with native vegetation as needed to return
the site to as close as practicable to original or initially agreed-upon condition. Landscaping and
entrance will remain following site restoration. The future use of the land will be determined at the time
of decommissioning]. Deciding factors will be influenced by County land use and comprehensive plans
and regulations at such time in the future.
The developer will coordinate with the County to monitor vegetation and drainage following restoration
until permanent vegetation is established. Erosion and sediment control, re-seeding, soil stabilization,
weed control and fertilization will be provided by the developer as needed until the site is stabilized and
approved to be completed by the County.
Upon completion of the site restoration, a final report of activities will be submitted to the County
documenting the process and results.

Time Period to Complete Decommissioning
The Project Company will have twelve (12) months from the date decommissioning commences to
complete decommissioning. Provided, however, the Project Company shall be able to request an
extension if it is in good faith diligently decommissioning and is delayed due to weather conditions or
other items outside its control.
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Party Responsible for Decommissioning
The Project Company is responsible for this decommissioning, provided however that the Project
Company may contract with a third-party to perform the decommissioning on its behalf. Nothing in this
plan relieves any obligation that the real estate property owner may have to remove the Facility as
outlined in the Special Exception Permit in the event the operator of the Facility does not fulfill this
obligation.

Decommissioning Cost Estimate and Bonding
An engineer’s opinion of probable construction cost and analysis of material salvage value were
prepared as part of this decommissioning plan. Exhibit A summarizes the probable costs and salvage
values associated with decommissioning. Exhibit B summarizes probable costs associated with
decommissioning exclusive of salvage values. Exhibit C summarizes probable costs associated with
trucking panels to approved recycling facilities.
Amelia County Code requires Amelia Energy Facility, LLC to provide a faithful performance bond as a
financial guarantee for proper decommissioning. This bond is separate from, and in addition to,
performance bonding submitted for permitting. Furthermore, Amelia Energy Facility, LLC will be
required to submit detailed engineering plans at the time of decommissioning, and obtain construction
permits as required by appropriate authorities.
Expenses associated with decommissioning the Project will be dependent on labor costs at the time of
decommissioning. For the purposes of this report, current RSMeans data was used to estimate labor,
material, and equipment expenses. Fluctuation and inflation of the labor costs were factored into the
estimates.
Total probable cost of decommissioning in Year 5 is estimated to be $5,384,447.

Resale/Salvage Value Estimate
There is a robust secondary market for resale of solar PV panels worldwide and a network of facilities
available for recycling panels. Solar PV panels are estimated to degrade less than 0.5% per year,
meaning they’re expected to operate at 90% of capacity after 20 years. Panel manufacturers will
guarantee the performance for each individual module and replace defective modules per the terms of
warranty. Panels can therefore be sold for a price higher than their scrap value.
In general, the highest component value would be expected at the time of construction with declining
value over the life of the Project. Over most of the Project’s life, components such as the solar panels
could be sold in the wholesale market for reuse or refurbishment. As panel efficiency and power
production decrease due to aging and/or weathering, the resale value will decline accordingly.
Secondary markets for used solar components include other utility scale solar facilities with similar
designs that may require replacement equipment due to damage or normal wear over time; other
buyers (e.g., developers, consumers) that are willing to accept a slightly lower power output in return
for a significantly lower price point when compared to new equipment. The solar facility’s additional
supporting components, such as inverters, transformers, racking and piles, can be dismantled and
resold for scrap value. Inverters and transformers are comprised of salvageable materials such as
copper, aluminum, and silver. Piles and other steel components can likewise be recovered and
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salvaged. Resale values at the end of Year 5 for equipment of significant value were calculated with
straight-line depreciation after an instant depreciation of the original material cost.
A current sampling of reused solar panels indicates a wide range of pricing depending on age and
condition ($0.10 to $0.50 per watt). Future pricing of solar panels is difficult to predict currently, due to
the relatively young age of the market, changes to solar panel technology, and the ever-increasing
product demand. A conservative estimation of the value of solar panels in Year 5 at $0.18 per watt
would yield approximately $18,575,061. Increased costs of removal, for resale versus salvage, would
be expected to preserve the integrity of the panels; however, the net revenue would still be substantially
higher than the estimated salvage value. However, to be conservative, we are assuming a Year 20
value of $0.05 per watt for the value of the solar panels which would yield approximately $4,900,571.
The resale value of components such as trackers, may decline more quickly; however, the salvage
value of the steel that makes up a larger portion of the tracker is expected to stay at or above the value
used in this report.
The price used to value the steel in this report is $300 per ton. The price used to value copper in this
report is $3.50 per lb.
Total probable salvage value of decommissioning in Year 5 is estimated to be $9,646,398.
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EXHIBIT A

Amelia Energy Facility
Amelia County, VA
Decommissioning Estimate Pro Forma w/ Salvage

The Engineer has no control over the cost of labor, materials, equipment, or over the Contractor's
methods of determining prices or over competitive bidding or market conditions. Opinions of probable
costs provided herein are based on the information known to Engineer at this time and represent only
the Engineer's judgment as a design professional familiar with the construction industry. The Engineer
cannot and does not guarantee that proposals, bids, or actual construction costs will not vary from its
opinions of probable costs. LS = Lump Sum, HR = Hours, EA = Each, LF = Linear Feet.
Item

Quantity

Unit

Unit Price

Total Price

Mobilization

1

LS

Supervision

210

HR

Temporary Facilities

1

LS

$28,730

Safety

1

LS

$19,470

Legal Expenses

1

LS

$5,100

General Liability
Insurance

1

LS

$20,860

Contractor's G&A

1

LS

$39,390

SWPPP, Erosion Control
Measures

1

LS

$436,000.00

$436,000

Seeding

49

Ac

$1,839.35

$90,128

Tilling 6" topsoil/scarifying
access road and rough
grading existing soil

29

Ac

$1,757.28

$50,961

84,905

LF

$5.14

$365,324

2

EA

$122,667.44

$196,268

Removal and Recycle AC
Cables

55,395

LF

$0.47

$16,474

Remove and Recycle DC
Cables

7,546,159

LF

$0.18

$24,524

810,011

LF

$0.28

$227,313

34

EA

$599.13

($163,230)

Removed and Recycle
Photovoltaic Modules

256,400

EA

$4.27

($3,805,743)

Remove and Recycle
Piles (10' W6x7 piles @
25' OC assumed )

70,992

EA

$5.09

($831,316)

8,179,151

LB

$0.04

($934,262)

Contaminated Soils
Testing

1

LS

$2,000

Reclamation Monitoring
and Maintenance

1

LS

$5,000

Remove and Recyle
Chainlink Fence, 6' High
Disconnection and
Demolition of
Switchyard/Substation
Equipment

Backfill AC and DC
trenches
Remove and Recycle
Inverters

Remove and Recycle
Support Assemblies

$231,700
$91.00

$19,110

Subtotal:

($3,956,200)

Inflation (1.5%/year):

($305,751)

Total:

($4,261,951)

Notes:
1. A site of similar size was used to derive potential quantities for erosion and sediment control( scaling 36MW to 141MW).
Quantities were determined by comparing "unit/MW" quantities directly.
2. Labor productivity and unit rates were derived from RSMeans Online (Heavy Construction, 2022 data).
3. Material salvage values were based off of current US salvage exchange rates.
4. Equipment rental rates were determined from local rental facilities.
5. Photovoltaic Module material salvage rate is based on straight-line depreciation of modules (-0.5%/year): See Figure 1 in
Appendix A of the Decom. Narrative
6. For PV Module Removal/Recycle labor and equipment costs are computed at present values, while salvage value is
computed at 20 year depreciated values.
7. Material salvage values were determined using the most prevalent salvageable metal in each component: Copper Wire
@$0.18/LF (AC and DC Cables) and Steel @ $0.84/LF of fence, @ $1.05/pile, and @ $0.15/LB.
8. Inverter resale value is dependent on the assumption that all inverters will be decommissioned and resold half way through
their useful life (every 5 years).
9. Labor, material, and equipment rates are based on the RSMeans City Cost Index (CCI) for Farmville, VA.

Amelia Energy Facility
Amelia County, VA
Estimated PV Panel Valuation
Project Size
Year
0
1
2
3
4
5
6
7
8
9
10
11
12
13
14
15
16
17
18
19
20

106,000,000 W
Assumed Value
Panel Efficiency
($/W)
100.00%
$0.35
99.50%
$0.25
99.00%
$0.23
98.51%
$0.21
98.01%
$0.19
97.52%
$0.18
97.04%
$0.16
96.55%
$0.15
96.07%
$0.13
95.59%
$0.12
95.11%
$0.11
94.64%
$0.10
94.16%
$0.09
93.69%
$0.09
93.22%
$0.08
92.76%
$0.07
92.29%
$0.07
91.83%
$0.06
91.37%
$0.06
90.92%
$0.05
90.46%
$0.05

Assumed Value ($)
$37,100,000
$26,500,000
$24,247,500
$22,186,463
$20,300,613
$18,575,061
$16,996,181
$15,551,506
$14,229,628
$13,020,109
$11,913,400
$10,900,761
$9,974,196
$9,126,390
$8,350,646
$7,640,842
$6,991,370
$6,397,104
$5,853,350
$5,355,815
$4,900,571

PV Module Value ($)

Figure 1 - PV Panel Valuation Graph
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$12,000,000

30.00%

$8,000,000

20.00%

$4,000,000

10.00%

$0

0.00%
0

1

2

3

4

5

6

7

8

9

10 11 12 13 14 15 16 17 18 19 20

Years
Panel Efficiency

Assumed Value ($)
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EXHIBIT B

Amelia Energy Facility
Amelia County, VA
Decommissioning Estimate Pro Forma w/o Salvage

The Engineer has no control over the cost of labor, materials, equipment, or over the Contractor's
methods of determining prices or over competitive bidding or market conditions. Opinions of probable
costs provided herein are based on the information known to Engineer at this time and represent only
the Engineer's judgment as a design professional familiar with the construction industry. The Engineer
cannot and does not guarantee that proposals, bids, or actual construction costs will not vary from its
opinions of probable costs. LS = Lump Sum, HR = Hours, EA = Each, LF = Linear Feet.
Item

Quantity

Unit

Unit Price

Total Price

Mobilization

1

LS

Supervision

210

HR

Temporary Facilities

1

LS

$28,730

Safety

1

LS

$19,470

Legal Expenses

1

LS

$5,100

General Liability
Insurance

1

LS

$20,860

Contractor's G&A

1

LS

$39,390

SWPPP, Erosion Control
Measures

1

LS

$436,000.00

$436,000

Seeding

49

Ac

$1,839.35

$90,128

Tilling 6" topsoil/scarifying
access road and rough
grading existing soil

29

Ac

$1,757.28

$50,961

84,905

LF

$5.14

$436,644

2

EA

$122,667.44

$245,335

Removal and Recycle AC
Cables

55,395

LF

$0.47

$26,168

Remove and Recycle DC
Cables

7,546,159

LF

$0.18

$1,345,102

810,011

LF

$0.28

$227,313

34

EA

$599.13

$20,370

Removed and Recycle
Photovoltaic Modules

256,400

EA

$4.27

$1,094,828

Remove and Recycle
Piles (10' W6x7 piles @
25' OC assumed )

70,992

EA

$5.09

$361,349

8,179,151

LB

$0.04

$292,611

Contaminated Soils
Testing

1

LS

$2,000

Reclamation Monitoring
and Maintenance

1

LS

$5,000

Remove and Recyle
Chainlink Fence, 6' High
Disconnection and
Demolition of
Switchyard/Substation
Equipment

Backfill AC and DC
trenches
Remove and Recycle
Inverters

Remove and Recycle
Support Assemblies

$231,700
$91.00

$19,110

Subtotal:

$4,998,168

Inflation (1.5%/year):

$386,278

Total:

$5,384,447

Notes:
1. A site of similar size was used to derive potential quantities for erosion and sediment control( scaling 36MW to 141MW).
Quantities were determined by comparing "unit/MW" quantities directly.
2. Labor productivity and unit rates were derived from RSMeans Online (Heavy Construction, 2022 data).
3. Material salvage values were based off of current US salvage exchange rates.
4. Equipment rental rates were determined from local rental facilities.
5. Photovoltaic Module material salvage rate is based on straight-line depreciation of modules (-0.5%/year): See Figure 1 in
Appendix A of the Decom. Narrative
6. For PV Module Removal/Recycle labor and equipment costs are computed at present values, while salvage value is
computed at 20 year depreciated values.
7. Material salvage values were determined using the most prevalent salvageable metal in each component: Copper Wire
@$0.18/LF (AC and DC Cables) and Steel @ $0.84/LF of fence, @ $1.05/pile, and @ $0.15/LB.
8. Inverter resale value is dependent on the assumption that all inverters will be decommissioned and resold half way through
their useful life (every 5 years).
9. Labor, material, and equipment rates are based on the RSMeans City Cost Index (CCI) for Farmville, VA.
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EXHIBIT C

Amelia Energy Facility
Amelia County, VA
Panel Trucking Costs
$/mo/truck rental
$/mo/truck labor (FT+benefits)*
$/mo/truck maintenance
$/mo/truck insurance
Total $/mo/truck cost

$
$
$
$
$

$/gallon gas
miles /gallon
Mileage (Amelia County, VA to Raleigh, NC) roundtrip
Total fuel cost per trip

$

$

Capacity in tons per trip
total number of panels
panel weight (tons)
Misc. Waste (tons)
Total trips

4.99
8
260
162.18

20
256,400
7,692
20
386

Loading/unloading hours per trip
road hours per trip
hours per day
days/month
trips per month per truck
Total truck months
Subtotal of Truck and Labor Cost
Fuel Cost
Total Trucking Cost
*Assumes truck labor only works half of the month at standard heavy truck operator rates

4,000
5,000
500
1,000
10,500.00

1
12.0
10
21
16.2
24
$
$
$

252,000
62,600
314,600
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PARCEL ID: 54 4
RP-5

EX-02

Introduction
One of the first utility-scale solar projects constructed in Virginia was constructed in Powhatan
County in two phases from April 2016 to December 2017. This project is near two recently
developed neighborhoods: Fighting Creek and Mill Station. These communities include parcels
directly adjacent to the solar project, and houses as close as 600 feet from the project’s limits of
development. Home sales in these neighborhoods are a good comparison for the Amelia Energy
Facility, due to the neighborhoods’ proximity to Amelia County and a similar landscape.

Findings
We used a simple “price per square foot” value to track house sales in the area in recent history.
The sale prices have steadily increased over time and the permitting and construction of the
solar project do not seem to have affected the trend:

Price per Square Foot vs. Year Sold
$250.00

Price per Square Foot

$200.00

$150.00

$100.00

$50.00

$1995

2000

2005

2010

Year Sold

2015

2020

2025

Re-Sales
Two homes in these neighborhoods sold both before and after construction of the Solar Facility:
3960 and 3950 Mill Station Drive. These homes, located immediately east of the project, were
constructed in 2008 and 2013. Both homes initially sold in 2014 for $324,000 and $620,000,
respectively. Both saw increases in the post-project sale: 3960 sold for $364,900 in 2018 (12.6%
increase over four years), and 3950 sold for $795,000 in 2021 (28.2% increase over seven
years). These increases appear to be in line with the increase in sale prices on other homes in
the neighborhoods.

3950 Mill Station Drive

3960 Mill Station Drive

Diagram
In the example from Powhatan County, the construction and operation of the solar project does
not appear to have affected home values in the Fighting Creek and Mill Station neighborhoods.
Table 1: Summary

Dates of Sale
Before 2016 (Pre Construction;
median year 2011)
2016-2017 (Mid-Construction; both
sales 2017)
After 2017 (Post-Construction;
median year 2019)

# Avg. Sale Price
17 328,888.20

Avg. $/sq.ft.
130.06

2

324,567.00

152.96

11 431,597.10

168.54

AMELIA ENERGY FACILITY
PROPOSED CONDITIONS
MAY 18, 2022
1. Compliance with Revised Preliminary Plan. Amelia Energy Facility, LLC (“Permit
Holder”) shall develop the Project in general conformity with the Revised Preliminary
Plan.
2. Stormwater.
A. Prior to the start of construction of the Amelia Energy Facility (“Project”), the
Applicant shall apply for and obtain a Virginia Stormwater Management Program
Permit (“VSMP Permit”), including a proposed Stormwater Pollution Prevention
Plan (“SWPPP”) for construction of the Facility.
B. During the construction period, the Permit Holder may, upon request by Amelia
County, reimburse Amelia County for all reasonable out-of-pocket fees actually
paid by Amelia County to a third-party inspector for the review of erosion and
sediment control facilities and stormwater management facilities. The inspector
shall be selected and directed by the County Administrator and/or his or her
designee. The inspector will ensure all facilities are installed correctly and
maintained properly in accordance with applicable regulations.
3. Panel setbacks. Permit Holder will not install solar panels or associated equipment within
1,000 feet of any residence occupied at the time of SEP approval. For the avoidance of
doubt, this restriction shall not apply to project fencing, stormwater and/or erosion and
sediment controls, driveways, access roads, or vegetative barriers, each of which may be
installed within 1,000 feet of any such occupied residence.
4. Wildlife Corridors. The Permit Holder shall establish and maintain, for the duration of the
Project’s operating period, no fewer than two (2) fifty foot (50’) wide wildlife corridors
through the Project area to enable the unimpeded ingress and egress of small wildlife
through the Project area. Such corridors shall be oriented adjacent to stream features within
the Project area, as depicted on the Revised Preliminary Plan. The Permit Holder will also
install raised wildlife-compatible fencing in at least one location adjacent to each such
corridor.
5. Preservation of Soils. Topsoil moved during construction will be kept on the Project area
and used in the establishment of ground cover.
6. Local Contractor and Job Fair. No later than ninety (90) days prior to the start of

construction of the Project, the Permit Holder shall hold a contractor and job fair in Amelia
County. The purpose of the contractor and job fair shall be to attract qualified construction
sub-contractors and vendors with operations in Amelia County, as well as individuals
qualified to perform specific tasks related to the construction and operation of the Facility.
The contractor and job fair shall be advertised in the local newspaper at least two (2) weeks
in advance of the event.

AMELIA COUNTY
DEPARTMENT OF COMMUNITY DEVELOPMENT
SUMMARY REPORT

Meeting Date: May 23, 2022
______________________________________________________________________________
Subject:
An amendment to Article II of the Amelia County Zoning Ordinance to include a definition for
a “sport shooting range.”
Summary of Information:
In order to remain consistent with the Code of Virginia, I am proposing Amelia County adopt
their definition for a sport shooting range: “an area or structure designed for the use of rifles,
shotguns, pistols, silhouettes, skeet, trap, black powder, or any other similar sport shooting.”
This use is not currently defined in the Amelia County Zoning Ordinance.
Recommendation:
Hold a public hearing, review the information provided, and provide a recommendation to the
Board of Supervisors.

The following Code does not display images or complicated formatting. Codes should be viewed online.
This tool is only meant for editing.

Article II
Terminology
§ 325-2.1 Definitions.
As used in this chapter, the following terms shall have the meanings indicated:
ABATTOIR
A place where livestock is slaughtered and prepared for distribution to butcher shops and food
markets.
ACCESSORY BUILDING
A subordinate structure customarily incidental to and located upon the same lot occupied by the
main structure.
[Amended 5-16-2001]
ACCESSORY USE OR STRUCTURE
A subordinate use or structure customarily incidental to and located upon the same lot occupied by
the main use or building.
[Amended 5-16-2001]
ACID MANUFACTURING
The manufacturing and/or processing of caustic substances or materials such as acid.
ACREAGE
A parcel of land, regardless of area, described by metes and bounds which is not a numbered lot on
any recorded subdivision plat.
ADDITION
Any construction which increases the area or cubic content of a building or structure.
ADJACENT
Nearby, but not necessarily touching or contiguous.
ADJOINING
Touching; abutting; contiguous.
ADMINISTRATOR
The official charged with the enforcement of this chapter.
ADULT ANIMAL
An animal that is of mature breeding age according to species and gender.
[Amended at time of adoption of Code (see Ch. 1, General Provisions, Art. I)]
ADULT-CARE FACILITY
A facility where four or more individuals are cared for by another individual.

SOLID WASTE
Garbage, refuse, litter, junk and other discarded solid materials, including, but not limited to, solid
waste materials resulting from household, industrial, commercial or agricultural operations and
community activities; yard wastes such as leaves, grass and shrubbery clippings, tree limbs and
stumps; discarded organic materials; all "garbage" as defined in the Solid Waste Management
Regulations of the Virginia Waste Management Board; and any other materials defined or treated as
solid waste under any federal, state or local law, rule, regulation or ordinance; provided, however,
that solid waste shall not include solid or dissolved material in domestic sewage or other significant
pollutants in water resources, such as silt, dissolved or suspended solids in industrial wastewater
effluent, dissolved materials in irrigation return flows, or other common water pollutants.
[Amended 12-18-1996; at time of adoption of Code (see Ch. 1, General Provisions, Art. I)]
SPECIAL EXCEPTION
Sometimes called a conditional use permit or special use permit. A use category wherein the
governing body, on a case-by-case basis and subject to certain conditions, allows land uses that may
have some characteristics which are incompatible with adjacent land uses.
SPORT SHOOTING RANGE
An area or structure designed for the use of rifles, shotguns, pistols, silhouettes, skeet, trap, black
powder, or any other similar sport shooting.
START OF CONSTRUCTION
The date the building permit was issued, provided the actual start of construction, repair,
reconstruction, rehabilitation, addition, placement, or other improvement was within 180 days of the
permit date. The actual start means either the first placement of permanent construction of a structure
on a site, such as the pouring of slab or footings, the installation of piles, the construction of
columns, or any work beyond the stage of excavation, or the placement of a manufactured home on a
foundation. Permanent construction does not include land preparation, such as clearing, grading and
filling; nor does it include the installation of streets and/or walkways; nor does it include excavation
for a basement, footings, piers, or foundations or the erection of temporary forms; nor does it include
the installation on the property of accessory buildings, such as garages or sheds not occupied as
dwelling units or not part of the main structure. For a substantial improvement, the actual start of
construction means the first alteration on any wall, ceiling, floor, or other structural part of a
building, whether or not the alteration affects the external dimensions of the building.
STORE
See "retail stores and shops."
STORY
That portion of a building, other than the basement, included between the surface of any floor and
the surface of the floor next above it. If there be no floor above it, the space between the floor and
the ceiling next above it.
STORY, HALF
A space under a sloping roof, which has the line of intersection of roof decking and wall face not
more than three feet above the top floor level, and in which space not more than 2/3 of the floor is
finished off for use.
STREET CENTER LINE

AMELIA COUNTY
DEPARTMENT OF COMMUNITY DEVELOPMENT
SUMMARY REPORT

Meeting Date: May 23, 2022
______________________________________________________________________________
Subject:
An amendment to Articles VI and VII of the Amelia County Zoning Ordinance to allow sport
shooting ranges as a use by Special Exception Permit in the A-5, Agricultural and RP-5, Rural
Preservation zoning districts.
Summary of Information:
In order to remain consistent with the Code of Virginia, I am proposing Amelia County adopt
their definition for a sport shooting range: “an area or structure designed for the use of rifles,
shotguns, pistols, silhouettes, skeet, trap, black powder, or any other similar sport shooting.”
In addition to including the definition for this use, I would like to propose allowing this use by
Special Exception Permit within the A-5, Agricultural and RP-5, Rural Preservation zoning
districts. County Administration staff has recently gotten a few inquiries from individuals and
businesses interested in starting sport shooting ranges in rural portions of the county, however,
the existing Amelia County Zoning Ordinance does not contain this use.
The A-5 and RP-5 zoning districts are the most areas within the county and allowing this use
within these areas would cause the least disruption to adjoining properties.
Recommendation:
Hold a public hearing, review the information provided, and provide a recommendation to the
Board of Supervisors.

The following Code does not display images or complicated formatting. Codes should be viewed online.
This tool is only meant for editing.
A-5
§ 325-6.3 Permitted uses by special exception.
A. Abattoirs [Added 2-17-2021 by Ord. No. 21-001]
B.

Adult-care facility.

C.

Airport and private air strip.

D.

Amusement park/commercial recreational facility.

E.

Auction barn.

F.

Blacksmith shop.

G.

Cabinet and furniture making.

H.

Congregate living facility. [Amended 4-15-2009]

I.

Country general store/convenience store.

J.

Detached dwelling unit. [Amended 5-16-2001]

K.

Dog kennel.

L.

Farm machinery sales and service.

M. Feed and flour mills.
N.

Feed and seed stores.

O.

Golf driving range.

P.

Greenhouse and nursery.

Q.

Hunt, golf or boat clubs and lodges.

R.

Mining of minerals other than coal.

S.

Mulch yard.

T.

Public utilities (new).

U.

Pulpwood yard.

V.

Restaurants.

W. Sand excavation.

X.

Service and repair of farm, yard, garden, blacksmith and logging implements and equipment.
[Amended 4-6-1997]

Y.

Solar energy system, utility-scale. [Amended 9-18-2019]

Z.

Stationary sawmill and chipper.

AA. Sport Shooting Range [Amended 6-15-22]
BB. Turkey shoots.
CC. Veterinary clinic/hospital. [Amended 11-17-2010]
DD. Wholesale business/storage warehouse.
EE. Wireless support structures in excess of 80 feet. [Amended 2-21-2018]

RP-5
§ 325-7.3 Permitted uses by special exception.
A. Abattoirs. [Added 2-17-2021 by Ord. No. 21-001]
B.

Adult-care facility.

C.

Agriculture, intensive.

D.

Airport and private air strip.

E.

Amusement park/commercial recreational facility.

F.

Auction barn.

G.

Blacksmith shop.

H.

Cabinet and furniture making.

I.

Church campground.

J.

Congregate living facility. [Added at time of adoption of Code (see Ch. 1, General Provisions,
Art. I)]

K.

Country general store/convenience store.

L.

Detached dwelling unit. [Amended 5-16-2001]

M. Dog kennel.
N.

Farm machinery sales and service.

O.

Feed and flour mills.

P.

Feed and seed stores.

Q.

Golf driving range.

R.

Greenhouse and nursery.

S.

Hunt, golf or boat clubs and lodges.

T.

Mining of minerals other than coal.

U.

Mulch yard.

V.

Public utilities (new).

W. Pulpwood yard.
X.

Restaurants.

Y.

Sand excavation.

Z.

Service and repair of farm, yard, garden, blacksmith and logging implements and equipment.
[Amended 4-16-1997]

AA. Solar energy system, utility-scale. [Amended 9-18-2019]
BB. Sport Shooting Range [Amended 6-15-22]
CC. Stationary sawmill and chipper.
DD. Turkey shoots.
EE. Veterinary clinic/hospital. [Amended 11-17-2010]
FF. Wholesale business/storage warehouse.
GG. Wireless support structures in excess of 80 feet. [Amended 2-21-2018]

