
 
 
 

 

IN-PERSON ATTENDANCE IS PERMITTED WITH 10 PERSON SEATING CAPACITY 
MEETING WILL BE LIVE STREAMED, VIA ZOOM:  

https://us02web.zoom.us/j/88430596380?pwd=VGhTMU1ub052bUJUeUNlZlpaUXI2Zz09  
 

DIAL: (301) 715-8592 
MEETING ID: 884 3059 6380 

PASSCODE: 916018 
 

Agenda 
Page County Board of Supervisors 

Regular Meeting 
Board of Supervisors Room – County Government Center 

103 South Court Street, Luray, VA 
October 20, 2020 – 7:00 p.m. 

 
 
Call to Order  

• Moment of Silence/Invocation (District 4) 
• Pledge of Allegiance 

 
Adoption of Agenda 
 
Public Comments on Agenda Items 
 
Action Matters 
Budget Changes       Amity Moler (p. 3) 
Board and Commission Appointments    Regina Miller (p. 10) 
 
Consent Agenda (p. 11)          

• Approval of Financial Reports     
• Approval of Accounts Payable   
• Approval of Minutes – September 1, 2020 and September 15, 2020 
• Coyote Claims 

 
Old Business 
Planning Commission Membership    Nathan Miller  
 
New Business 
Review of Proposed Solar Regulations    Rebecca Cobb (p. 70) 
Review of Broadband Authority    Nathan Miller  

https://us02web.zoom.us/j/88430596380?pwd=VGhTMU1ub052bUJUeUNlZlpaUXI2Zz09


Agenda - Board of Supervisors 
October 20, 2020 

Mission Statement 
To provide our citizens and businesses with a superior quality of life by delivering 

County services and programs in a fiscally prudent and responsible manner. 
 

 
 

Open Public Comments  
 
Administrator’s Report          
            
Supervisors Time 
 
Adjourn 
 
 

Public Comment on Agenda Items and/or Open Public Comments can be submitted by 
completing the Public Hearing & Comment Form on the County’s website. The deadline for 

submitting comments is 12:00 p.m., Tuesday, October 20, 2020 
 

https://www.pagecounty.virginia.gov/FormCenter/Board-of-Supervisors-6/Board-of-Supervisors-Meeting-Public-Comm-47


Board of Supervisors: 
Morgan Phenix – Chairman – At- Large 
D. Keith Guzy, Jr.  – District 1
Allen Louderback – District 2
Mark Stroupe - District 3
Larry Foltz – District 4
Jeff Vaughan – District 5

County Administrator: 
Amity Moler 
 

COUNTY OF PAGE 
103 South Court Street, Suite F 

Luray, Virginia 22835 
(540) 743-4142

Fax: (540) 743-4533 

TO: Chairman Phenix and Board of Supervisors 

FROM: Amity Moler, County Administrator 

SUBJECT: Budget Appropriations 

DATE: October 14, 2020 

SUMMARY: 
Page County Voter Registration received $54,791 in Federal CARES Act funding to be used 
toward polling equipment for the early voting location.  Page County Public Schools is 
requesting appropriation of the funds received in last fiscal year from the sale of a house next to 
Luray Elementary School.  Page County Sheriff’s Office is requesting appropriation of Federal 
Asset Forfeiture funding to the Investigations Division. 

RECOMMENDATIONS: 
Staff recommends appropriation of all funding requests. 

BACKGROUND: 
Federal funds received by Page County Voter Registration are to be used for the additional 
polling equipment needed to operate the mandated early voting office.  Federal funding received 
by the Page County Sheriff’s Office for asset forfeiture can only be used toward specific 
programs such as equipment, training and investigative items.  There was a balance of $60,836 
remaining in FY20.  Page County Public Schools sold a home in FY20 and never requested 
appropriation of the funding.  The school system would like to use the funds toward the final 
repair of the well at PCHS.  There is no local match to these funds. 

ISSUES: 
None. 

ALTERNATIVES: 
None.   

FISCAL IMPACT: 
The current appropriation of funds will increase the county budget by $178,990.  



MOTION: 
I move to approve the appropriation of the requested funds in the amount of $178,990 as outlined 
in the attachments. 
 
ATTACHMENTS: 
1. Letter of request for appropriation, Page County Sheriff’s Office 
2. Resolution Requesting Adjustment, Page County Public Schools 
3. Request to appropriate CARES funds, Page County Registrar 











SUPPLEMENTAL APPROPRIATIONS REQUESTS:

Item # Department Description/Reason Revenue Source Expenditure Requested Amt.

A Page Co. Public Schools repair well PCHS Sale of Real Estate PC Public School $63,363

B Registrar CARES Funding CRF Dept of Accounts Registrar 54,791

C PCSO Carry-over funding Fed Asset Forfeiture Investigations 60,836

D

E

TOTAL REQUESTS: $178,990
BUDGET TRANSFER REQUESTS:

Item # Department Description/Reason Transfer From Transfer to Requested Amt.

A

TOTAL REQUESTS: $0



 

 
 

 
 

 
 
 
 
 

COUNTY OF PAGE 
103 South Court Street, Suite F 

Luray, Virginia 22835 
(540) 743-4142 

Fax: (540) 743-4533 

Board of Supervisors: 
Morgan Phenix – Chairman – At- Large 
D. Keith Guzy, Jr.  – District 1 
Allen Louderback – District 2 
Mark Stroupe – District 3 
Larry Foltz – District 4 
Jeff Vaughan – District 5 
 
County Administrator: 
Amity Moler 
 
 
 
 
 
 

TO:  Chairman Phenix and Board of Supervisors 
 

FROM: Regina Miller, Assistant County Administrator 
 
SUBJECT: Board and Commission Appointments 
 
DATE: October 16, 2020 
 
 
Airport Authority: 
The term of Keith Stephens on the Airport Authority has expired.  Mr. Stephens is eligible to 
serve another term and would like to be reappointed.   
 
Motion: I move to appoint _______________ to the Luray-Page County Airport Authority for a 
term, which will expire on August 20, 2024. 
 
Board of Equalization: 
Appointments will need to be made to the Board of Equalization prior to January 1, 2021.  The 
Board will need to recommend appointees to the Circuit Court for appointment.  In order to be 
eligible for appointment, each prospective member of the Board shall attend the basic course of 
instruction given by the Department of Taxation.  Pursuant to the Code of Virginia, Section 58.1-
3374, the Board of Equalization shall be composed of not less than three or more than five 
members.  Thirty percent of the members of the board shall be commercial or residential real 
estate appraisers, other real estate professionals, builders, developers, or legal or financial 
professionals.  One alternate member may be appointed in the case of a Board with less than five 
members and two alternate members in the case of a board with five members. The term of the 
Board shall expire one year after the effective date of the assessment for which they were 
appointed. 
 
Nancy Keyser-Bryant, Julia McCaughan, Michael Painter, and David Reed all served on the 
Board during the 2016 reassessment.  They are all interested in serving again. 
 
Motion: I move to recommend to the Circuit Court the appointment of ____________________ 
to the Board of Equalization. 
 
 
Other Board/Commission Vacancies: 
Social Services Board (District 4) 
Economic Development Authority (District 3, Town of Stanley) 
Board of Zoning Appeals (District 1) 
Massanutten Regional Library Board 
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COUNTY OF PAGE 
103 South Court Street, Suite F 

Luray, Virginia 22835 
(540) 743-4142 

Fax: (540) 743-4533 

TO:  Chairman Phenix and Board of Supervisors 
FROM: Amity Moler, County Administrator 
SUBJECT: Consent Agenda 
DATE: October 16, 2020 
 
 
SUMMARY: 
The Consent Agenda is a part of the Board’s regular meeting agenda, which includes the financial 
reports, accounts payable and payroll, the meeting minutes for the prior month, and any other items, 
which would not require discussion. 

 
RECOMMENDATION: 
Approval of the Consent Agenda. 
 
BACKGROUND: 
The purpose of the Consent Agenda is to provide a method for the expeditious handling of items, which 
will not require discussion by the Board.  The Code of Virginia requires the Board of Supervisors to 
approve accounts payable and payroll checks as well as payroll related electronic fund transfers.  
According to the Board’s Rules of Procedure, all warrants must be presented to the Board of Supervisors 
for action as a consent agenda item at their regular meeting.   

 
FISCAL IMPACT: 
The accounts payable checks, payroll checks, payroll direct deposit, and payroll tax electronic fund 
transfers totaling $2,168,198.10 for the month of September 2020.  Eleven coyote claims totaling $550 
have been submitted.  The balance remaining to pay coyote bounties is $450. 
 
MOTION: 
I move to approve the Consent Agenda as follows: 

 
 Financial reports for the periods of September 1-30, 2020; 
 Accounts payable checks, payroll checks, payroll direct deposits, and payroll tax related 

electronic fund transfers totaling $2,168,198.10 for the month of September 2020; 
 Minutes of September 1, 2020 and September 15, 2020; 
 Coyote Claims totaling $550. 

 
ATTACHMENTS: 

1. Financial Reports for September 1-30, 2020 (provided separately) 
2. Warrant Report for September 1-30, 2020 
3. Payroll Report for September 4, 2020 
4. Board of Supervisors Minutes of September 1, 2020 
5. Board of Supervisors Minutes of September 15, 2020 
6. Coyote Claims 



MOTION: I move to accept the Financial Reports for the period September 1 - September 30, 2020.

AGENDA BOARD OF SUPERVISORS October 20, 2020
SUBJECT: Financial Reports

ISSUE: Approval by the Board of Supervisors of monthly Financial Reports in accordance
with county policy and the Code of Virginia.

RECOMMENDATION: Approval

FISCAL IMPLICATIONS: These are summaries of all fiscal activity for the month.

TIMING: Routine

POLICY IMPLICATIONS: None

DISCUSSION: The County's budget ended the month with an unencumbered balance of
$57,821,904.90. The general fund accounts for $15,346,271.32 of the unencumbered
amount.

The county's cash and investment portfolio equaled $6,375,973.80 at the end of the
month.

*Numbers were submitted based on reports generated by the computer and by a study
of reports submitted in prior months by the Finance Department.

STAFF:

ATTACHMENTS: Summary of Revenue and Expenditures
Balance Sheet

Departmental Expenditures



MOTION: I move to approve accounts payable checks, payroll checks, payroll direct deposits,
and payroll tax related electronic funds transfers, which total $ 2,168,198.10 as detailed in the
discussion section and the supporting warrant lists.

AGENDA BOARD OF SUPERVISORS October 20, 2020

SUBJECT: Warrant Lists

ISSUES: State law requires the Board of Supervisors to approve accounts payable and payroll
checks as well as payroll related electronic funds transfers.

RECOMMENDATION: Approval.

FISCAL IMPLICATIONS: This action is necessary to fulfill the County's financial obligations to

vendors and employees.

TIMING: Routine.

POLICY IMPLICATIONS: This action complies with the policy that was set by the Board of

Supervisors as to the payment of invoices, payroll, etc.

DISCUSSION:

Beginning

Check #

Ending

Check #

Amount

Payroll Checks dated September 4, 2020 234298 234319 17,050.26

Direct Deposits 191,056.14

Tax Electronic Transfers 66,375.93

Payroll Checks dated September 18, 2020 234320 234342 16,022.65

Direct Deposits 194,896.45

Tax Electronic Transfers 66,769.19

Payroll Total 552,170.62

Accounts Payable- September, 2020 202935 203289 1,556,746.55

Electronic Transfers 91873 91876 59,280.93

AP Total 1,616,027.48

August Check Total 2,168,198.10

ATTACHMENTS: Warrant Lists, Check Registers, Direct Deposit Registers, and Payroll Register

summary pages, which details the Tax Electronic Transfer.



Warrant Report
September 1,2020

through
September 30,2020



































































Minutes 
Board of Supervisors 

Work Session 
September 1, 2020 

 
Members Present:  Morgan Phenix, Chairman At-Large 
    D. Keith Guzy, Jr., District 1 
    Allen Louderback, District 2 
    Larry Foltz, District 4     
 
Members Absent:  Mark Stroupe, District 3 
    Jeff Vaughan, District 5   
  
Staff Present:  Amity Moler, County Administrator 
    Regina Miller, Assistant County Administrator 
    Janeena Zalipski, Office Aide 
 
Call to Order: 

Chairman Morgan Phenix called to order the work session of the Page County Board of 
Supervisors on September 1, 2020, in the Board of Supervisors Room located in the Page 
County Government Center, 103 South Court Street, Luray VA 22835. Due to the COVID-
19 pandemic, in-person attendance was permitted with 10-person seating capacity and 
the meeting was live streamed via Zoom. The Call to Order was followed by a Moment of 
Silence and the Pledge of Allegiance. 
 
Chairman Phenix added two items to the agenda. Lord Fairfax Community College Board 
appointment and Supervisors Time at the end of the meeting. 
 
Lord Fairfax Community College Board: 

Chairman Phenix said he spoke to Dr. Paul Johnson and he is interested in serving on 
the Lord Fairfax Community College Board.  He noted that Dr. Johnson is more than 
qualified, and if appointed this evening maybe he can attend their next meeting.  
 
Motion: Supervisor Louderback moved that the Page County Board of Supervisors 
appoint Dr. Paul Johnson to the Lord Fairfax Community College Board for an unexpired 
term through June 30, 2021. Supervisor Foltz seconded and the motion carried by a vote 
of 4-0. Aye: Phenix, Guzy, Louderback, Foltz. Nay: None. 
 
Public Hearing – Budget Amendment: 

The Public Hearing – Budget Amendment was advertised as follows: 
 

****** 
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NOTICE OF PUBLIC HEARING BUDGET AMENDMENT 
PAGE COUNTY BOARD OF SUPERVISORS 

 
 
On September 1, 2020 at 7:00 p.m., the Page County Board of Supervisors will conduct 
a public hearing at the Page County Administration building, 103 South Court St., Luray, 
VA 22835, for the purpose of considering an amendment to the fiscal year 2021 budget. 
The aggregate amount of the amendments exceed one percent of the fiscal year 2021 
budget and the public hearing is required by Section 15.2-2507 of the Code of Virginia. 
 
 

REVENUE: State Funds $ 4,963,240 
 Federal Funds 882,250 
 Local Funds 265,285 

 
 
 
 

EXPENDITURE: Page County Public Schools $ 725,977 
 General Fund 5,119,513 
 Capital Improvements 265,285 

 
****** 

 
Chairman Phenix opened the public hearing on the Budget Amendment at 7:03 p.m. 
 
Mrs. Moler explained that Section 15.2-2507, of the Code of Virginia, requires a public 
hearing when the aggregate amount of the budget amendments exceed one percent of 
the fiscal year 2021 budget. The cumulative amendments, July through September, total 
$6,110,775, due in large part, to the CARES Act funding for both Page County Public 
Schools and Page County. Additionally, the CDBG grant funding to aid local businesses 
and families was also a large amount. Page County received $4,207,626 ($26,094 
previously appropriated) in CARES Act funding to be used throughout the County and 
Towns, in response to COVID-19. Page County Public Schools also received $725,977 
in CARES Act funding, which is being used to prepare the schools for both distance 
learning and safe, in-person education, while meeting CDC guidelines. Economic 
Development received a total of $770,275 for two different CDBG programs to aid small 
business and a food hub & mask production. Prior to these large grants, the county also 
received funding from the COPS grant and carried over funding to finish the restoration 
of the courthouse. The current appropriation of funds will increase the county budget by 
$5,677,784. The total appropriation amount from July to September is $6,110,775.     She 
recommended appropriation of all funding requests. 
 
Supplemental Appropriations Approved: 

Department Description Revenue Source Expenditure Amount 
Page Co. Public 
Schools 

CARES Act Federal CARES Act PC Public School $725,977 
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Economic  
Development 

CDBG Small Bus. 
Recovery 

Commonwealth of 
Virginia 

Economic Dev. 548,275 

Economic 
Development 

CDBG Food 
Hub/Mask Prod. 

Commonwealth of 
Virginia 

Economic Dev. 222,000 

Page county various CARES Recovery 
Funds 

Commonwealth of 
Virginia 

Board Reserve 4,181,532 

Total Requests    $5,677,784 

 
No comments were received from the public during the hearing.  Chairman Phenix closed 
the public hearing at 7:05 p.m. 
 
Motion: Supervisor Guzy moved to approve the appropriation of the requested funds in 
the amount of $5,677,784, as outlined in the attachments, making the total appropriation 
in FY21 $6,110,775. Supervisor Louderback seconded and the motion carried by a vote 
of 4-0. Aye: Guzy, Louderback, Foltz, Phenix. Nay: None.  
 
Review of Special Use Permit Request – Leona Dean: 
Tracy Clatterbuck, Zoning Administrator, reviewed that Leona Dean has filed an 
application for a special use permit to operate a home occupation for a hair salon in an 
accessory structure located at 2980 Leaksville Road, Luray, VA. The parcel is identified 
by tax map number 50-3-2B, contains 2.4 acres, and is currently zoned as Agriculture (A-
1). This property is improved with a single-family detached dwelling, several accessory 
buildings, and an above ground pool. 
 
This special use permit would allow Mrs. Dean to operate a hair salon from her primary 
residence. The proposed business would be conducted out of an existing accessory 
structure. The accessory structure is approximately 30x25 total in size; however, the 
applicant plans to only use a 16x12 area for the hair salon. 
 
Pursuant to § 125-10 C. (3) of the Page County Zoning Ordinance, home occupations are 
permitted by-right. However, pursuant to§ 125-15 B. (l) (e) of the Page County Zoning 
Ordinance, home occupations in an accessory building require a special use permit. 
 
The Planning Commission held their public hearing on August 25, 2020. There were no 
objections from adjoining landowners. The Commission recommended approval 10-0 to 
the Board. Mrs. Dean will be required to maintain a Page County business license, which 
will result in additional revenue for Page County. 
 
Motion: Supervisor Guzy moved that the Page County Board of Supervisors hold a public 
hearing on this special use permit application at the September 15, 2020 regular meeting, 
and direct staff to provide adequate notice of such hearing in accordance with the Code 
of Virginia Section 15.2-2204. Supervisor Foltz seconded and the motion carried by a 
vote of 4-0. Aye: Louderback, Foltz, Phenix, Guzy. Nay: None. 
 
CARES Act Funding Review: 
Mrs. Moler said the County received $1,308,443.49 in CARES Act money and the towns 
received money calculated by population. Luray received $424,582.92, Shenandoah 
$198,181.14 and Stanley $146,500.62. Mrs. Moler said receipts are required when the 
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money is spent and they have to meet the Federal Government’s criteria on 
reimbursement or spending. She displayed a spreadsheet with all the purchases or 
reimbursements and explained each. She said a second round of funding was received 
and the County has a balance of $1,962,886.34 remaining. She listed the current request 
for the remaining money as broadband, digital deeds, jail vehicle, investigation vehicle, 
patrol costs, Page County High School well, compactor wheels for the landfill, an EMS 
garage, Page County Sheriff’s Office overtime, and a shower for the jail. Mrs. Moler asked 
the Board how they would like to spend the funds. 
 
The Board discussed each request, in detail, and decided that broadband is the major 
issue that needs to be funded, especially given the pandemic with COVID-19 and the shift 
to online learning with the school system.  After discussion, the Board agreed to pay for 
Digital Deeds ($86,905), Page County High School well ($28,793), and the Compactor 
wheels ($40,000) from the CARES Act funds.   The Board felt all other requests could 
wait until closer to the end of the year to see if any funding remains after all the other 
items are paid.   
 
Zoning & Subdivision Ordinance Updates: 
Mrs. Moler reminded the Board that The Berkley Group will hold the public input workshop 
on September 2, 2020, at the Stanly Fire Hall, at 6:00 p.m., for citizen input on the updates 
to the Zoning and Subdivision Ordinance. She said solar will not be discussed.  
 
She indicated that The Berkley Group has been working on the solar regulations longer 
than was planned, mainly due to COVID-19.  The Berkley Group is meeting with the 
Planning Commission on September 22nd on the draft solar regulations and she 
requested that in an effort to move it along, the Planning Commission be directed to 
schedule their public hearing and vote for October 13th.  Then, it can be introduced to the 
Board at their October 20th meeting.  After discussion, it was the consensus of the Board 
to direct the Planning Commission to schedule their public hearing and vote on October 
13th. 
 
Supervisors Time: 
Chairman Phenix said he was in a well-established business in Luray, and the owner was 
upset with the Chamber for including a democrat and a republican flier in their recent 
newsletter mailing. The Chairman would like for staff to let the Chamber know this action 
was inappropriate and politics should not be included in this newsletter.  Further, he 
indicated that a flyer for the Picking at the Post event to be held at the Luray VFW was 
also included in the Chamber’s mailing and it mentioned nothing about social distancing 
measures, due to COVID-19.  He asked staff to address the Chamber on this matter.    
 
Supervisor Louderback thanked everyone for coming. 
 
Adjourn:  8:00 p.m. 
With no further business to discuss, Chairman Phenix adjourned the meeting. 
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_________________________________          ________________________________ 
Morgan Phenix, Chairman                                   Amity Moler, County Administrator 



Minutes 
Board of Supervisors 

Regular Session 
September 15, 2020 

 

Members Present:  Morgan Phenix, Chairman At-Large 
    D. Keith Guzy, Jr., District 1 
    Allen Louderback, District 2 
    Mark Stroupe, District 3 
    Larry Foltz, District 4 
    Jeff Vaughan, District 5 (Arrived at 7:04 p.m.) 
 
Staff Present:  Regina Miller, Assistant County Administrator 
    Nathan Miller, County Attorney 
    Janeena Zalipski, Office Aide 
 
Call to Order: 

Chairman Morgan Phenix called to order the regular session of the Page County Board 
of Supervisors on September 15, 2020, in the Board of Supervisors Room located in the 
Page County Government Center, 103 South Court Street, Luray, VA 22835. Due to the 
COVID-19 pandemic, in-person seating capacity was 10, therefore, the meeting was live 
audio streamed, via Zoom. The call to order was followed by a Moment of Silence and 
the Pledge of Allegiance. 
 

Adoption of the Agenda: 

Motion: Supervisor Stroupe moved to adopt the agenda, as presented. Supervisor Guzy 
seconded and the motion carried by a vote of 5-0. Aye: Phenix, Guzy, Louderback, 
Stroupe, Foltz. Nay: None. Absent: Vaughan. 
 
(Clerks Note: Supervisor Vaughan arrived at 7:04 p.m.) 
 
Public Hearings: 

Special Use Permit – Leona Dean: 

The public hearing was advertised as follows: 
 

****** 
NOTICE OF PUBLIC HEARING 

PAGE COUNTY BOARD OF SUPERVISORS 
SPECIAL USE PERMIT REQUEST 

 
 NOTICE is hereby given pursuant to Section 15.2-2204 of the Code of Virginia, as 
amended, that the PAGE COUNTY BOARD OF SUPERVISORS shall hold a public 
hearing at 7:00 p.m. on September 15, 2020, in the Board of Supervisors Meeting Room, 
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located in the County Government Building, 103 South Court Street, 2nd Floor, Luray, 
VA, to receive public comments and to consider the following request:  
 
Leona G. Dean has filed an application for a special use permit for property located at 
2980 Leaksville Road, Luray, VA, and further identified by tax map 50-3-2B. This property 
is zoned as Agriculture (A-1) and contains 2.4 acres. The applicant is proposing to operate 
a hair salon in an existing accessory building. Pursuant to § 125-15 B. (1) (e) of the Page 
County Zoning Ordinance, home occupations in an accessory building require a special 
use permit. 
 
 Copies of the request and the Zoning Ordinance may be reviewed in the Planning 
& Community Development Office, 103 South Court Street, Suite B, Luray, VA, 8 a.m. to 
5 p.m., Monday through Friday.  
 

****** 
 
Chairman Phenix opened the public hearing on the special use permit for Leona Dean at 
7:02 p.m. 
 
Tracy Clatterbuck, Zoning Administrator, explained Leona Dean has filed an application 
for a special use permit to operate a home occupation for a hair salon in an accessory 
structure located at 2980 Leaksville Road, Luray, VA. The parcel is identified by tax map 
number 50-3-2B, contains 2.4 acres, and is currently zoned as Agriculture (A-1). This 
property is improved with a single-family detached dwelling, several accessory buildings, 
and an above ground pool. 
 
This special use permit would allow Mrs. Dean to operate a hair salon from her primary 
residence. The proposed business would be conducted out of an existing accessory 
structure. The accessory structure is approximately 30x25 total in size; however, the 
applicant plans to only use a 16x12 area for the hair salon. 
 
Pursuant to §125-10 C. (3) of the Page County Zoning Ordinance, home occupations are 
permitted by-right. However, pursuant to §125-15 B.(l)(e) of the Page County Zoning 
Ordinance, home occupations in an accessory building require a special use permit. 
 
The Virginia Department of Transportation (VDOT), Health Department and the Building 
Official do not have any objections to the permit.  The Page County Planning Commission 
held their public hearing on August 25, 2020. There were no objections from adjoining 
landowners. The Commission recommended approval of the permit by a vote of 10-0 to 
the Board. 
 
No comments were received from the public during the hearing.  Chairman Phenix closed 
the public hearing at 7:06 p.m. 
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Motion: Supervisor Foltz moved that the Page County Board of Supervisors approve the 
special use permit for Leona Dean to operate a hair salon as a home occupation, with the 
attached conditions. Supervisor Vaughan seconded and the motion carried by a vote of 
6-0. Aye: Guzy, Louderback, Stroupe, Foltz, Vaughan, Phenix. Nay: None. 
 

* * * * * * 
Special Use Permit Conditions  
Applicant: Leona Dean 
Tax Map #: 50-3-2B 
Purpose: Home Occupation to operate hair salon out of existing accessory structure 
 

1. This special use permit is transferable, it will meet the requirements in and have 
privileges provided for in the Page County Zoning Ordinance, and any ordinance 
amendments for the period set forth within the parameters in this special use 
permit. The special use permit shall remain with the property for a period of fifty 
(50) years. 

2. Leona Dean or its successor and/or assigns, shall be in compliance with all 
County ordinances, the Uniform Statewide Building Code, and all state and 
federal agency regulations. 

3. The homeowner shall apply for and maintain a valid Page County business 
license to operate the home occupation. 

4. This special use permit is for use of the existing accessory structure only. 
5. The business must remain in compliance with the Page County Zoning 

Ordinance specifically § 125-15. 
6. Any lighting that is provided on the property will be directed downwards, so as 

not to produce a glare onto adjacent properties or right-of-ways. 
7. This special use permit may be revoked upon material noncompliance with the 

terms of the permit, or upon violation of any other relevant terms of the Zoning 
Ordinance or any other ordinances of the County of Page, Virginia. However, 
prior to the commencement of any action to revoke this permit, the County shall 
notify the permit holder, in writing, of the material in noncompliance or violation, 
and the permit holder shall have thirty (30) days thereafter to cure the material 
noncompliance or violation. The notice shall be deemed given when hand 
delivered to the permit holder or when mailed by certified mail, return receipt 
requested, to the permit holder. 

8. Any change of use or expansion of services not included in this special use 
permit will require an additional, new, or modified special use permit, as required 
by the Page County Zoning Ordinance, at that time. 

9. The Zoning Administrator or their designated representative may visit the site at 
any time to ensure compliance with the special use permit. 
 

* * * * * * 
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Public Comments on Agenda Items: 

No comments were received from the public during Public Comments on Agenda Items. 
 
Action Matters: 

Special Entertainment Permit – Mid-Atlantic Pre-War Swap Meet (Shenandoah 

Valley Racketters): 

Liz Lewis, Economic Development/Tourism Coordinator, said the Shenandoah Valley 
RacketTers, Chapter of The Model T Ford Club International, has requested a special 
entertainment permit pursuant to Chapter 55 (Festivals) of the Code of the County of 
Page, Virginia, to conduct the following events: Mid-Atlantic Pre War Swap Meet on 
October 6-8, 2020, and the Mid-Atlantic Pre War Swap Meet on May 14-15, 2021. The 
events will be held at the VFW Post 621, 218 Veterans Lane, Luray, VA. Her 
recommendation was to approve this special entertainment application.   She pointed out 
that the RacketTers have a COVID-19 Plan in place that has been explained and shared 
with the Health Department.  
 
Motion: Supervisor Vaughan moved that the Board of Supervisors approve the Special 
Entertainment Permit application for the following Shenandoah Valley Racketters’ events: 
Mid-Atlantic Pre-War Swap Meet on October 6-8, 2020 and the Mid-Atlantic Pre-War 
Swap Meet on May 14-15, 2021.  Supervisor Louderback seconded and the motion 
carried by a vote of 6-0. Aye: Louderback, Stroupe, Foltz, Vaughan, Phenix, Guzy. Nay 
None. 
 
Proposed Ordinance Amendment – Planning Commission Membership: 

Ms. Miller, Assistant County Administrator, explained the Page County Planning 
Commission currently consists of 10 members, two from each election district, appointed 
for terms of four years. With a membership that large, it has been more difficult for 
Supervisors to find citizens willing to serve, as well as having a quorum present to conduct 
business. The Code of Virginia allows for a Planning Commission membership of “not 
less than five nor more than fifteen”. In order to amend Page County Code, a public 
hearing must be advertised and held.  
 
After much discussion by the Board, they decided to have staff look into the possibility of 
hiring a Planner for the County and bring back a proposal to the Board for consideration. 
After questions about the process of reducing the membership, the Board tabled a 
decision until the County Attorney can research the matter further.  
 
Board and Commissions Appointments: 

Ms. Miller, Assistant County Administrator reviewed the Board and Commission 
appointments with the Board as follows: 
 
 
 



Board of Supervisors 
Minutes – September 15, 2020 

5 
 

Economic Development Authority: 
The Town of Shenandoah has nominated Jonathan Comer to fill the appointment to the 
Economic Development Authority as the Town’s representative. If appointed, Mr. Comer 
would fill a term to expire January 31, 2024.  
 
Motion: Supervisor Vaughan moved to appoint Jonathan Comer to the Economic 
Development Authority, as the Town of Shenandoah Representative, for a term to expire 
January 31, 2024. Supervisor Foltz seconded and the motion carried by a vote of 6-0. 
Aye: Stroupe, Foltz, Vaughan, Phenix, Guzy, Louderback. Nay: None. 
 
Board of Equalization: 
Appointments will need to be made to the Board of Equalization prior to January 1, 2021. 
The Board will need to recommend appointees to the Circuit Court for appointment. In 
order to be eligible for appointment, each member is required to attend the basic course 
of instruction given by the Department of Taxation. The Board of Equalization shall be 
composed of not less than three or more than five members, thirty percent of which shall 
be commercial or residential real estate appraisers, other real estate professionals, 
builders, developers, or legal or financial professionals. One alternate member may be 
appointed in the case of a Board with less than five members and two alternate members 
in the case of a board with five members. The term of the Board shall expire one year 
after the effective date of the assessment for which they were appointed. 
 
The Board asked for staff to contact those who served on the Board last time to see if 
they are interested is serving again. 
 
Consent Agenda: 

Motion: Supervisor Guzy moved to approve the Consent Agenda as follows: 
 Financial reports for the periods of August 1-31, 2020; 
 Accounts payable checks, payroll checks, payroll direct deposits, and payroll tax 

related electronic fund transfers totaling $1,669,348.02 for the month of August 
2020; 

 Minutes of August 4, 2020 and August 18, 2020. 
Supervisor Stroupe seconded and the motion carried by a vote of 6-0. Aye: Foltz, 
Vaughan, Phenix, Guzy, Louderback, Stroupe. Nay: None. 
 
Old Business: 

Supervisor Louderback informed the Board that he has been in contact with Shenandoah 
Valley Electric Cooperative and they are interested in helping our community with 
broadband. He also met with Virginia Department of Transportation and Town of Luray 
concerning leveling the land the County owns at the intersection of Hawksbill Street and 
Furnace Road in Luray. 
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New Business: 

There was no new business to discuss. 
 

Open Public Comments: 

Clyde Humphrey expressed his concern over the Board not directing the Planning 
Commission members to get training. He suggested the Board come up with a vision for 
the County and do the job they are elected to do.   
 
Steward Parlett said he has a problem with his neighbor’s chickens coming into his yard 
and eating his tomatoes. He said he called the Sheriff’s office who sent animal control out 
and they took pictures.  He also has talked to the Zoning Administrator but didn’t 
understand why it was a zoning issue.  He asked for a resolution to the situation.   
 
Administrator’s Report: 

Regina Miller, Assistant County Administrator, reminded the Board that Shenandoah 
Valley Electric virtual county official’s dinner is on the September 16th and that they need 
to RSVP to the invite.  She also informed the Board that Mrs. Moler received a proposal 
for broadband and after she reviews it she will send it out to the Board and it will be 
discussed at an upcoming meeting. 
 

Supervisors Time: 

Supervisor Vaughan said the Board needs to develop a vision for the County. 
 
Supervisor Foltz said he thinks we are still talking about things we needed years ago and 
still don’t have. 
 
Chairman Phenix said he feels that cabin rentals are not a vision for the County. The 
Caverns is a one-time visit not like the beach where you want to keep going back. He 
feels a Planner is what the County need. 
 
Supervisor Guzy said The Berkley Group has made great strides, but the ordinance 
update needs to be accomplished in phases, instead of one meeting to cover it all.   
 
Supervisor Stroupe agreed with Mr. Humphrey that the County needs a vision. The 
County spent money on the Cardinal study for economic development and it has been 
ignored. 
 
Supervisor Louderback said he had an opportunity to start a cabin in the 1970s and it has 
been a good opportunity for him.  He thanked everyone for coming. 
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Adjourn:  8:14 p.m. 
With no further business Chairman Phenix adjourned the meeting. 
 
 
_____________________________          ____________________________________ 
Morgan Phenix, Chairman                           Amity Moler, County Administrator 
 
 
 

























  10/14/2020 DRAFT 

ARTICLE II 
 

§ 125-4  Definitions. (add these definitions) 
 
Acreage coverage means the total acres covered by blocks of photovoltaic panels including spaces 
between panels, buildings, inverters, substation, battery storage, ancillary equipment, and fencing around 
these items but excluding wildlife corridors, mandated setbacks, wetlands, and other avoided natural or 
cultural features outside of the security fencing on the project site. 
 
Applicant means the person or entity who submits an application to the locality for a permit under this 
ordinance. 
 
Battery energy storage system means a physical container or structure providing secondary containment 
to battery cells that is equipped with cooling, ventilation, fire suppression, and a battery management 
system. 
 
Battery management system means an electronic regulator that manages a battery energy storage system 
by monitoring individual battery module voltages and temperatures, container temperature and humidity, 
off-gassing of combustible gas, fire ground fault and DC surge, and door access and providing controls to 
prevent operation outside safe limits. 
 
Brownfield means former industrial or commercial sites typically containing low levels of environmental 
pollution such as hazardous waste or industrial byproducts. 
 
Decommissioning plan means a plan to disconnect, remove and properly dispose of equipment, facilities, 
or devices.  
 
Integrated PV means photovoltaics incorporated into building materials, such as shingles. 
 
Operator means the person responsible for the overall operation and management of a facility. 
 
Owner means the person or entity who owns all or a portion of a facility. 
 
Photovoltaic or “PV” means materials and devices that absorb sunlight and convert it directly into 
electricity. 
 
Rated capacity means the maximum capacity of a solar facility based on the sum total of each 
photovoltaic system’s nameplate capacity. 
 
Site plan means a plan prepared by a professional engineer or land surveyor licensed by the State of Virginia 
showing all proposed improvements to the site. The site plan shall include all covenants, grants, or 
easements and other conditions relating to use, location, and bulk of buildings, density of development, 
open space, public facilities, and such other information as is required in applicable sections of this 
ordinance such as with conditional use, rezoning, or variance applications. 
 
Site, solar facility means the entire area, including acreage coverage, setbacks, access roads, wildlife 
corridors, wetlands, and other natural features of a facility that generates electricity from sunlight. 
 
Solar facility, small-scale means a facility that either: (a) generates less than 20 kilowatts (kW) electricity 
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from sunlight, consisting of one or more Photovoltaic (PV) systems and other appurtenant structures and 
facilities within the boundaries of the site; or (b) utilizes sunlight as an energy source to heat or cool 
buildings, heat or cool water, or produce electrical or mechanical power by means of any combination of 
collecting, transferring, or converting solar-generated energy; and (c) meets at least one of the following 
criteria: has  a disturbance zone equal to or less than an acre; is mounted on or over a building, parking 
lot, or other previously disturbed area; or utilizes integrated PV only (excluding passive solar homes). 
 
Solar facility, medium-scale means a facility that generates electricity from sunlight primarily to reduce 
onsite consumption of utility power for agricultural, commercial and industrial applications. Sites are 
between one to three acres with a maximum capacity of 999 kW. 
 
Solar facility, utility-scale means a facility that generates electricity from sunlight which will be used to 
provide electricity to a utility provider. Sites are generally over two acres and have a capacity in excess of 
one megawatt (1 MW). 
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ARTICLE X 
 

SOLAR FACILITIES 
 

§ 125-70  Statement of intent. 
 
The purpose of this section is to establish requirements for construction, operation, and decommissioning 
of solar facilities; to provide standards for the placement, design, construction, monitoring, modification, 
and removal of solar facilities; address public safety, minimize impacts on scenic, natural, and historic 
resources; and provide adequate financial assurance for decommissioning. 
 
§ 125-71  Applicability. 
 
This article shall apply to all solar facilities constructed after the effective date of this article, including 
any physical modifications to any existing solar facilities that materially alter the type, configuration, or 
size of such facilities or other equipment. 
 
§ 125-72  Zoning districts. 
 

A. Small-scale solar facilities may be installed by-right in all zoning districts to provide electricity to 
individual structures; provided a site plan (as applicable) has been submitted to Page County for 
review and approval; all Federal, State and Local regulations have been followed; and the system is 
located upon the property or structure being served.  

 

B. Medium-scale solar facilities may be installed by-right roof-mounted or ground-mounted in 
agricultural, commercial, and industrial zoning districts to provide electricity to individual structures; 
provided a site plan (as applicable) has been submitted to Page County for review and approval; all 
Federal, State and Local regulations have been followed; and the system is located upon the property 
or structure being served.  

 
C. Any commercial or industrial solar facility installed upon a roof top shall submit a site plan and an 

engineering study to Page County for review. 
 
D. Utility-scale solar facilities shall be permitted by Special Use Permit (SUP) only, and only in the A-1 

zoning district. 
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§ 125-73  Small-scale and medium-scale requirements and standards.  
 

A. The design and installation of all solar energy facilities shall conform to applicable industry 
standards, including those of the American National Standards Institute (ANSI), Underwriters 
Laboratories (UL), the American Society for Testing and Materials (ASTM), or other similar 
certifying organizations and shall comply with all fire and safety requirements.  

B. Small and medium-scale energy facilities shall comply with all applicable federal, state and 
county regulations, ordinances and codes.  

C. A medium-scale solar facility shall submit a site plan to the zoning administrator and any 
medium-scale facility installed upon a roof top shall also submit an engineering study to the 
building official’s office for review. 

D. All small or medium-scale solar energy facilities shall comply with the following performance 
standards:  
(1) The ground mounted solar energy facility shall setback a minimum of 50 feet when the 

adjacent parcel has an existing residence, all other ground mounted solar energy facilities 
shall setback as required by the zoning district and no small or medium scale facility shall 
be located in the front of the primary structure.  

(2) If the solar energy facility is ground-mounted or not flush-mounted on a principal or 
accessory building, the panel height and any accessory structures shall not exceed 15 feet.  

(3) The lowest surface of any ground mounted panel shall be a maximum of ten (10) feet above 
the finished grade.  

(4) All wiring not on the solar arrays shall be underground except where necessary to connect 
to the public utility.  

(5) All broken or waste solar modules shall be removed from the site within 60 days of being 
taken out of service.  

E. Medium-scale solar energy facilities when adjacent to a parcel with an existing residence 
shall be screened from the ground-level view of adjacent properties by a buffer zone at least 
25 feet wide that shall be landscaped with native and non-invasive plant materials, except to 
the extent that existing vegetation or natural land forms on the site provide such screening as 
determined by Page County. Trees shall be a minimum of 6 feet in height at time of planting 
and in staggered rows of ten (10) foot on center. In the event, existing vegetation or 
landforms providing the screening are disturbed, new plantings shall be provided which 
accomplish the same. The effectiveness of screening shall be maintained as the plant 
materials mature. Unhealthy and dead plants shall be replaced within one (1) year of being 
provided written notice by the County of the violation. Opaque architectural fencing may be 
used to supplement other screening methods but shall not be the primary method. 
 

F. Removal of abandoned medium-scale solar generating equipment.  
(1) A bond, whose amount shall be approved by the zoning administrator, shall be required to 

assure the removal of an abandoned medium-scale solar energy facility.  
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(2) Any medium-scale solar energy facility that has not operated for a period of 12 months 
shall be considered unused and abandoned. The owner of an unused facility shall remove 
the entire system within six months of receipt of notice from the zoning administrator 
notifying the owner of the equipment removal requirement. Removal includes removing 
any underground structures or supports and electrical transmission wire and disposing in 
accordance with local, state, and federal codes and regulations. 

 
§ 125-74  Applications and procedures. 
 
A. In addition to other requirements of the Page County Zoning Ordinance and Special Use Permit 

requirements, applications for a utility-scale solar facility shall include the following information: 
 

(1) Pre-application meeting. Schedule a pre-application meeting with Page County to discuss the 
location, scale, and nature of the proposed use and what will be expected during the process. 

 
(2) Comprehensive Plan Review. A 2232 review by the County is required by the Code of Virginia 

(§15.2-2232) for utility-scale solar facilities. This Code provision provides for a review by the 
Planning Commission of public utility facility proposals to determine if their general or 
approximate location, character and extent are substantially in accord with the Comprehensive 
Plan or part thereof. 

 
(3) Special Use Permit (SUP) application.  A complete SUP application including: 

(a) Documents demonstrating the ownership of the subject parcel(s). 

(b) Proof that the applicant has authorization to act upon the owner's behalf. 

(c) A letter of commitment from the utility company who will interconnect to the facility and a 
statement of line capacity before and after interconnection. 

(d) List of all adjacent property owners, their tax map numbers, and addresses. 

(e) A description of the current use and physical characteristics of the subject parcels. 

(f) A description of the existing uses of nearby properties. 

(g) A narrative identifying the applicant, owner and operator, and describing the proposed solar 
facility project, including an overview of the project and its location, approximate rated 
capacity of the solar facility project, the approximate number of panels, representative  types, 
expected footprint of solar equipment to be constructed, and type and location of 
interconnection to electrical grid. 

(h) Aerial imagery which shows the proposed location of the solar facility, fenced area, driveways, 
and interconnection to electrical grid with the closest distance to all adjacent property lines and 
dwellings along with main points of ingress/egress. 

(i) Payment of the application fee and any additional review costs, advertising, or other required 
staff time. 

(j) The applicant shall consult with the Department of Wildlife Resources and provide a written 
recommendation regarding wildlife corridors.  

 
(4) Site plan. A site plan prepared by a Virginia licensed engineer, that shall include the following: 

(a) A description of the subject parcels. 

(b) Property lines and setback lines. A land survey by a Virginia licensed surveyor is required.  



  10/14/2020 DRAFT 

4 
 

(c) Existing and proposed buildings and structures; including preliminary locations of the 
proposed solar panels and related equipment; the location of proposed fencing, driveways, 
internal roads, and structures; and the location of points of ingress/egress. 

(d) The location and nature of proposed buffers and screening elements, including vegetative and 
constructed buffers. 

(e) A grading plan. 

(f) A landscaping maintenance plan. 

(g) Existing and proposed access roads, drives, turnout locations, and parking.   

(h) Location of substations, electrical cabling from the solar facility systems to the substations, 
ancillary equipment, buildings, and structures including those within any applicable setback. 

(i) Fencing or other methods of ensuring public safety. 

(j) Twenty sets (11"× 17" or larger), one reduced copy (8½"× 11") and one electronic copy of 
the site plan, including elevations and landscape plans as required. 

(k) Provide an inventory of all solar facilities – existing or proposed – within a four (4) mile 
radius. 

(l) Additional information may be required as determined by Page County such as a scaled 
elevation view of the property and other supporting drawings, photographs of the proposed 
site, photo or other realistic simulations or modeling of the proposed project from potentially 
sensitive locations as deemed necessary by Page County to assess the visual impact of the 
project, landscaping and screening plan, coverage map, and additional information that may 
be necessary for a technical review of the proposal. 

 
(5) Site plan compliance. The facility shall be constructed and operated in substantial compliance 

with the approved Site Plan, with allowances for changes required by the Virginia Department 
of Environmental Quality (DEQ) Permit by Rule (PBR) process. 

 
(6) Decommissioning plan. A detailed decommissioning plan, certified by an engineer, which shall 

include the following: 
 

(a) The anticipated life of the project; 

(b) The estimated decommissioning cost in current dollars; 

(c) How the estimate was determined; 

(d) The method of ensuring that funds will be available for decommissioning and removal; 

(e) The method that the estimated decommissioning cost will be kept current; and 

(f) The manner in which the project will be decommissioned and the site restored. 
 

The applicant shall provide a cost estimate for the decommissioning of the facility that shall be 
prepared by a Virginia licensed professional engineer or contractor who has expertise in the 
removal of solar facilities. The decommissioning cost estimate shall explicitly detail the cost 
and shall include a mechanism for calculating increased removal costs due to inflation and 
without any reduction for salvage value. This cost estimate shall be recalculated every five (5) 
years and the surety shall be updated accordingly. 
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(7) A proposed method of providing appropriate escrow, surety or security for grounds 
maintenance, fencing, landscaping, and the cost of the decommissioning plan. 

 
(8) Traffic study submitted with application modeling the construction and decommissioning 

processes. The Virginia Department Of Transportation will be responsible for reviewing the 
study.  

 
(9) An estimated construction schedule. 

 
(10) Wetlands, waterways, and floodplains shall be inventoried, delineated, and avoided. 

 
(11) Environmental inventory and impact statement regarding any site and viewshed impacts, 

including direct and indirect impacts to national and state forests, national or state parks, wildlife 
management areas, conservation easements, recreational areas, or any known historic or cultural  
resources within three (3) miles of the proposed project. 

 
(12) Community impact assessment by a County approved third party, including but not limited to, 

a comprehensive economic impact, agricultural and tourism revenue, employment and taxation, 
shall be required and shall assess the various project tax and revenue options, including but not 
limited to, Code of Virginia §58.1-2636, §58.1-3660, §15.2-2288.8, and §15.2-2316.6 through 
2316.9.  

 
(13) A visual impact analysis demonstrating project siting and proposed mitigation, if necessary, so 

that the solar facility minimizes impact on the visual character of the County. 
 

(a) The applicant shall provide accurate, to scale, photographic simulations showing the 
relationship of the solar facility and its associated amenities and development to its 
surroundings. The photographic simulations shall show such views of solar structures from 
locations such as property lines and roadways, as deemed necessary by the County in order 
to assess the visual impact of the solar facility. 

(b) The total number of simulations and the perspectives from which they are prepared shall be 
established by Page County after the pre-application meeting. 

 
§ 125-75  Neighborhood meeting. 

A. A public meeting shall be held prior to the public hearing with the Planning Commission to give the 
community an opportunity to hear from the applicant and ask questions regarding the proposed 
project. 

 
(1) The applicant shall inform Page County and adjacent property owners in writing of the date, time 

and location of the meeting, at least seven but no more than 14 days, in advance of the meeting 
date. 

(2) The date, time and location of the meeting shall be advertised in the County’s newspaper of record 
by the applicant, at least seven but no more than 14 days, in advance of the meeting date. 

(3) The meeting shall be held within the County, at a location open to the general public with adequate 
parking and seating facilities which may accommodate persons with disabilities. 

(4) The meeting shall give members of the public the opportunity to review application materials, ask 
questions of the applicant and provide feedback. 
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(5) The applicant shall provide to Page County a summary of any input received from members of 
the public at the meeting. 

 
§ 125-76  Minimum development standards. 
 
A. The design and installation of solar energy facilities shall conform to applicable industry standards, 

including those of the American National Standards Institute (ANSI), Underwriters Laboratories 
(UL), the American Society for Testing and Materials (ASTM), or other similar certifying 
organizations and shall comply with all fire and safety requirements.  
 

B. Location standards for utility-scale solar facilities. The location standards stated below for utility-
scale solar facilities are intended to mitigate the adverse effects of such uses on adjoining property 
owners, the area, and the County. 

(1) The acreage coverage of a utility-scale solar facility shall be a maximum of 200 acres. 

(2) The layout of equipment, improvements, structures, substation, and battery storage, along with 
the calculated percent of acreage coverage shall be shown on the approved site plan.  The percent 
of acreage coverage for a facility shall not exceed 65% of the total solar facility site (i.e. a site 
with 200 acres of coverage area must include a minimum of 308 acres of total solar facility site 
area and a project that totals 250 acres would be allowed 162.5 acres or less of coverage). 

(3) Utility-scale solar facility shall be located: 

(a) At least one (1) mile from a town boundary;  

(b) Outside of the primary or secondary service areas around a town, as delineated in the 
Comprehensive Plan; 

(c) Not adjacent to residential districts or subdivisions. 

(4) No utility-scale solar facility shall be located within two (2) miles of another existing or permitted 
utility-scale solar facility unless the combined acreage coverage is 200 acres or less.  

(5) Utility-scale solar facilities shall be within one (1) mile of electric transmission lines. 

(6) Battery energy storage systems, if required, shall be installed with industry best practices 
including a Battery Management System (BMS) with 24/7 monitoring and automated fire 
suppression. 

(7) Utility-scale solar facilities shall minimize and avoid locating on farmland with soils categorized 
as Prime Farmland and Farmland of Statewide Importance. No site shall have more than 50% of 
soils identified as Prime Farmland and Farmland of Statewide Importance.  
 

(8) To preserve forest resources, Utility-scale solar facilities shall be located outside forested areas as 
identified and defined in the Comprehensive Plan and by a Virginia State certified forester. In 
order to protect scenic corridors and view sheds, utility-scale solar facilities shall not be located 
within a ¼ mile of Federal Highways US 340 and 211, US 340 Business and US 211 Business, 
except where natural topography shields the entire facility from view.  

 
(9) Utility-scale solar facilities shall not be located within 200 feet of historic and cultural resources 

as defined and listed in the Comprehensive Plan.  
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C. A utility-scale solar facility shall be constructed and maintained in substantial compliance with the 
approved site plan. 

D. The minimum setback of all panels, equipment, substations, switchyards, and other ancillary structures, 
of the project to property lines of parcels with existing dwellings shall be 200 feet. The minimum 
setback to all other property lines shall be 150 feet. All substations and utility switchyards and any other 
associated equipment must also comply with these minimum setbacks. These setbacks do not apply to 
internal lot lines that are included in the project.  

E. The maximum height of the lowest edge of the photovoltaic panels shall be 10 feet as measured from 
the finished grade. The maximum height of photovoltaic panels, primary structures, battery storage 
facilities and accessory buildings shall be 15 feet as measured from the finished grade at the base of the 
structure to its highest point, including appurtenances. The Board of Supervisors may approve a greater 
height based upon the demonstration of a significant need where the impacts of increased height are 
mitigated. 

F. PV solar panels and any associated equipment shall not be located on slopes 10 percent or greater and 
no site shall be graded more than 50 percent of the site surface area.  

G. The facilities, including fencing, shall be significantly screened from the ground-level view of adjacent 
properties by a buffer zone at least 100 feet wide that shall be landscaped with native and non-invasive 
plant materials consisting of an evergreen and deciduous mix (as approved by County staff), except to 
the extent that existing vegetation or natural land forms on the site provide such screening as determined 
by Page County. Trees shall be a minimum of 6 feet in height at time of planting and in staggered rows 
of ten (10) foot on center. In the event, existing vegetation or landforms providing the screening are 
disturbed, new plantings shall be provided which accomplish the same. The effectiveness of screening 
shall be maintained as the plant materials mature. Unhealthy and dead plants shall be replaced within 
one (1) year of being provided written notice by the County of the violation. Opaque architectural 
fencing may be used to supplement other screening methods but shall not be the primary method.  

H. The facilities shall be enclosed by security fencing on the interior of the buffer area (not to be seen by 
other properties) not less than nine (9) feet in height. The fence shall not be topped with razor/barbed 
wire. A performance bond reflecting the costs of anticipated fence maintenance shall be posted and 
maintained. Failure to maintain the security fencing shall result in revocation of the SUP and the 
facility’s decommissioning. 

I. Ground cover on the site shall be pollinator-friendly native and non-invasive vegetation and maintained 
in accordance with the Landscaping Maintenance Plan in accordance with established performance 
measures.  A performance bond reflecting the costs of anticipated landscaping maintenance shall be 
posted and maintained. Failure to maintain the landscaping shall result in revocation of the SUP and 
the facility’s decommissioning. Incorporation of non-invasive plant species that require no pesticides, 
herbicides, and fertilizers or the use of pesticides and fertilizers with low toxicity, persistence, and 
bioavailability is recommended.  The operator shall notify the County prior to application of pesticides 
and fertilizers.  The County reserves the right to request soil and water testing. 

J. Proposed wildlife corridor(s) shall be shown on the site plan submitted to the County. Areas between 
fencing shall be kept open to allow for the movement of migratory animals and other wildlife.  

K. The design of support buildings and related structures shall use materials, colors, textures, screening 
and landscaping that will blend the facilities to the natural setting and surrounding structures. 
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L. The owner or operator shall maintain the solar facility in good condition. Such maintenance shall 
include, but not be limited to, painting, structural integrity of the equipment and structures, as 
applicable, and maintenance of the buffer areas and landscaping. Site access shall be maintained to a 
level acceptable to the County. The project owner shall be responsible for the cost of maintaining the 
solar facility and access roads, and the cost of repairing damage to private roads occurring as a result 
of construction and operation. The applicant shall be required to submit an incident response plan to 
Page County.  

M. A utility-scale solar facility shall be designed and maintained in compliance with standards contained 
in applicable local, state and federal building codes and regulations that were in force at the time of the 
permit approval. 

N. A utility-scale solar facility shall comply with all permitting and other requirements of the Virginia 
Department of Environmental Quality. 

O. The applicant shall provide proof of adequate liability insurance for a solar facility prior to beginning 
construction and before the issuance of a zoning or building permit from Page County.  

P. Lighting fixtures as approved by the County shall be the minimum necessary for safety and/or security 
purposes to protect the night sky by facing downward and to minimize off-site glare. No facility shall 
produce glare that would constitute a nuisance to the public. Any exceptions shall be enumerated on 
the Site Plan and approved by Page County. 

Q. No signage of any type may be placed on the facility other than notices, warnings, and identification 
information required by law. 

R. All facilities must meet or exceed the standards and regulations of the Federal Aviation Administration 
(“FAA”), State Corporation Commission (“SCC”) or equivalent, and any other agency of the local, 
state or federal government with the authority to regulate such facilities that are in force at the time of 
the application. 

S. Any other condition added by the Planning Commission and/or Page County Board of Supervisors as 
part of a SUP approval. 
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§ 125-77  Decommissioning. 

A. The following requirements shall be met: 

(1) Solar facilities which have reached the end of the term of the special use permit or their useful life 
or have not been in active and continuous service for a period of one (1) year shall be removed at 
the owner’s or operator’s expense, except if the project is being re-powered or a force majeure 
event has or is occurring requiring longer repairs; however, the County may require evidentiary 
support that a longer repair period is necessary. 

(2) The owner or operator shall notify Page County by certified mail and in person of the proposed 
date of discontinued operations and plans for removal. 

(3) Decommissioning shall include removal of all solar electric systems, buildings, cabling, electrical 
components, security barriers, roads, foundations, pilings, and any other associated facilities, so 
that any agricultural ground upon which the facility and/or system was located is again tillable 
and suitable for agricultural or forestial uses. The site shall be graded and re-seeded to restore it 
to as natural a pre-development condition as possible or replanted with pine seedlings to stimulate 
pre-timber pre-development conditions as indicated on the Preliminary Site Plan.  Any exception 
to site restoration, such as leaving access roads in place or seeding instead of planting seedlings 
must be requested by the land owner in writing, and this request must be approved by the Board 
of Supervisors (other conditions might be more beneficial or desirable at that time).   

(4) Land disturbance activities as a result of removal of solar facilities shall adhere to all local, state, 
and federal requirements.  

(5) Decommissioning shall be performed in compliance with the approved decommissioning plan. 
The Board of Supervisors may approve any appropriate amendments to or modifications of the 
decommissioning plan. 

 
(6) Hazardous material from the property shall be disposed of through a viable recycling method and 

in accordance with federal and state law and not in Page County. A receipt of disposal shall be 
required. 

(7) The estimated cost of decommissioning shall be guaranteed by the deposit of funds in an amount 
equal to the estimated cost in an escrow account at a federally insured financial institution 
approved by the County. 

(a) The applicant shall deposit the required amount into the approved escrow account 
before any building permit is issued to allow construction of the solar facility. 

(b) The escrow account agreement shall prohibit the release of the escrow funds without 
the written consent of the County.  The County shall consent to the release of the 
escrow funds upon the owner’s or occupant’s compliance with the approved 
decommissioning plan.  The County may approve the partial release of escrow funds 
as portions of the approved decommissioning plan are performed.   

(c) The amount of funds required to be deposited in the escrow account shall be the full 
amount of the estimated decommissioning cost without regard to the possibility of 
salvage value.  
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(d) A Virginia licensed Engineer shall recalculate the estimated cost of decommissioning 
every five years.  If the recalculated estimated cost of decommissioning exceeds the 
original estimated cost of decommissioning by ten percent (10%), then the owner or 
occupant shall deposit additional funds into the escrow account to meet the new cost 
estimate.  If the recalculated estimated cost of decommissioning is less than ninety 
percent (90%) of the original estimated cost of decommissioning, then the County may 
approve reducing the amount of the escrow account to the recalculated estimate of 
decommissioning cost. 

(e) The County may approve alternative methods to secure the availability of funds to pay 
for the decommissioning of a utility-scale solar facility, such as a performance bond, 
letter of credit, or other security approved by the County. 

(8) If the owner or operator of the solar facility fails to remove the installation in accordance with the 
requirements of this permit or within the proposed date of decommissioning, the County may 
collect the surety and the County or hired third party may enter the property to physically remove 
the installation. 

 
§ 125-78  Coordination of local emergency services. 

Applicants for new solar facilities shall coordinate with the County’s emergency services staff to provide 
annual materials, education and/or training to the departments serving the property with emergency 
services in how to safely respond to on-site emergencies. 

 
§ 125-79  Conditions. 

A. The Board of Supervisors shall consider conditions addressing a proposed utility-scale solar facility, 
including, but not limited to, the following: 

(1) A condition(s) that requires (i) dedication of real property of substantial value or (ii) substantial 
cash payments for or construction of substantial public improvements, the need for which is not 
generated solely by the granting of a special use permit, so long as such conditions are reasonably 
related to the project. 

(2) A solar facility shall be constructed, maintained, and operated in compliance with: 

(a) The development standards under this article. 

(b) The approved site plan. 

(c) Any other conditions imposed pursuant to a Special Use Permit. 

(3) The Special Use Permit shall require the applicant to adhere to all local, state and federal 
requirements regarding Erosion and Sediment Control. 

(4) The Special Use Permit shall require the applicant to adhere to all local, state and federal 
requirements regarding Stormwater Management. 
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(5) The applicant shall obtain county-approved qualified third parties to conduct all inspections as 
required by the Virginia Erosion & Sediment Control Regulations (9VAC25-840-60) and the 
Virginia Stormwater Management Program Regulations (9VAC25-870-114). The applicant shall 
be responsible for any and all costs associated with these inspections. After completion of land-
disturbing activities and permanent control measures are operable, inspections shall revert back 
to the County (Virginia Stormwater Management Program Authority). This third party must hold 
a certificate of competence in the area of Erosion & Sediment Control and Stormwater 
Management issued by the Commonwealth of Virginia State Water Control Board. All inspection 
reports must be submitted to the County’s program administrator within 24 hours of the inspection 
via email. 

(6) It is the applicant’s responsibility to provide the decommissioning plan and they shall be 
responsible for any fees associated with the expense of the plan.  

(7) If the solar facility does not receive a building permit within twenty-four 24 months of approval 
of the Special Use Permit, the Permit shall be terminated. 

(8) If the solar facility is declared to be unsafe by Page County, the facility must be in compliance 
within fourteen (14) days or the Special Use Permit shall be terminated, and system removed from 
the property. 

(9) The owner and operator shall give the County written notice of any change in ownership, operator, 
or Power Purchase Agreement within thirty (30) days. 

(10) Any third-party assessment shall be paid for by the applicant but the third-party assessor must be 
approved by Page County.  

 
§ 125-80 – 125-85 Reserved 
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