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l. Project Bockground

l. Projecl Bqckground

L.1" Introduction

This aesthetic assessment of the proposed South Burlington Solar Farm Project (SBSF

or Project) is conclur:ted in response to the requirementa set forth for aesthetic review

al energy h'ansmission and generation projects unde¡ Title 30 SecLion 248 of the

Vermont statutes. Tlre Public Service Board has adopted the Quechee Analysis, a

two-step analysis as set forth originally for the review of aesthetics under Criterion 8

of Act 250.

This report will be referenced by the testímony of Daví¡l Raphael, ASLA, Principal

ancl Landscape Architect with LandWorþ the fírm preparing this assessment. Thus,

this report and its accompanyíng appendices will bec.ome a part of the overall

aesthetics testimony submitted by Chittenden County Solar Parfners, LLC in its
application for a Certificate of Public Gorr.d {CFG) from the Vermont Public Service

Board (PSB) to construct a solar energjr gerwratíon facili$ unde-r Section 248 of Title

30 of the Vermont Statutes.

The methodology for the aesthetics assessûænt of this Projæt includes visual and

cartographic analyses, document reselrch and review" Our primary analyses assess

the Project's visibility and potential for visual and aesthetic impacts, with a focus on

vantage points from major federal, shrte or local roads, re.lationships to nearby public

lands and areas of public interest, high sr--enic value and/or official designation as a

cultural, aesthelic or recreational facility or resource. Locations that involve

residential areas in close proximity to the proposed solar farm were also consiclered,

although review of aesthetics under Section 248, using the Quechee Analysis,

specifir.:ally does not guarantee that views from individual private homes and

properties will never change. We have used on-site and field stuely to reinforce our

analyses ancl findings.

The aesthetic analysis for this Proiect has been conclucted within the parameters set

forth in Section 248 for review of commercnl energy generation and transmission

projects. The analysis thus follows anel responds to the process and determinations

reqtrired under the Quechee Analysis, established in 1985 in the Environmental

Board's Quechee Lakes decision. This analysis also recognizes that the Public Service

Board weighs "societal benefits" when consiriering the aesthetic: impacts of projects

within its purview (see side panel).
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1.2 Report Organization and Contents

This analysis is organized a¡ound and relies on an extensive narrative of the euechee
"Test" as ii applies to this proposal. It also includes a number of exhibíts anci
studies, including the following:

1.. Proiect c'ontext map.

2. Phobographic inventory presenting the character of the area an¡l views to the
Projeet arca frcrn ¿¡ rângc of pubtic locations.

3. Line-of-site secfions.

4. Potential visitúlity map.
5. Vísual simulations of the Project.

6- Anaþsis of tåe aætl¡etic htr.tr, iÍ any, which may result from the
improvement of tl¡e exístíng access r¡md to tlre solar fann site, as well as tlp
i¡rst¡illati<¡n uf an underground elstrical líne frorn the proþt site ûo

Meadowland Drive.
7. A revie.w of applicable üown and regional pians.

Tlre foltowing discussions, narmtives, and apçrentlrces, assem.bled by the protÞ-ssional
stafl at løndl{orks, present a comçretling t-ase for the suitabitiftrr of the SBSF proier:t
and cr¡llectively de.monstrate and conclude that the Proiect will not result in an
undue, adverse imçract on aeståetics.

1.3 Proiect Description

The Project will csnsist of 383+/ - AllSun Tracker solar panels siterl in a grid layout at
4S-foot intErvals. It will occupy 22.5+ / - acres withi¡ tlre 32+ / - acre leased area of t6e
Proje.ct site property (53+¡- acre ptrcel). Fsr ease of discussion, we ¡¡¡il| use the term
"Project site" to re.fer to the 32+/ - acre area wlrere tlre Project will tre developecl, ancl
the term "Project parcel" to refer to the full 53-acre property. The panels arc typically
16.5 feet by 21.5 feet, ate approximately 19 feet high when tiltecl to their highest
elevation, and are approximately 8.5 to 9 feet high in their dormant (horizontal)
position. See exhibifs to the prefíled testimony of Patrick Michael for examples of the
proposecl solar panels and panel array. Minimum site disturbance will occur as the
struc'tures wiil be installed and secured with threaded earth ancho¡s rather than
conc¡ete foundations. The panels are dark blue in color and have a non-¡eflective
coating in order to maximize solar absorption. As a result, reflectivity (sometimes
referred to as glare or glint) is minimal, and further limited by the angle of the panels
relative to the few places where the panels will be visible from.
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In addition to the trackers and panels, there will be four ínverters, which will be

approximately 8 feet in height, and two eimilady sized kansformers. These

structures will be mounted on concrete pads. The transformers and inverters will be

grouped in pairs and located in the _center of the solar field. They may also be

housed in enclosures.

A ÇÍoot high black wire fence is presently ptamæd for secrrrity and safety pu{poses

around the perimeter of the array layout. In additiorç a higher security fence will be

placed immediately around the perimeter of the inverfers and trarwformers . The 12.4

kV electrical connector line for the Projoct will exít the síte to the northwest, run

underground anrl interconnect with an underground Greerr Mounkdn Power line

along Meadowland Ðrive.

The site ia accessihle from a point at the terminus of the Dubois Drive cul-de-sac,

whích is accessed off of Route 116 in South Burlingúorr

1.4 The Aesthetic Assessment

Under Section 248{b\(5) the Vermont Public Service Bmrd musl find that the Projer--t

will not have an undue adverse eûfer:t on aesthetics, giving due consideration to

Criterion I of Act 250. Act 25üs Criterion I addresses aesthetic impact within the

¡mrameters of the so-callecl Quechee Anâlysrs, which was established to provide a

consisteart and defensible method for evaluating the æsthetic impacts of proiects

undergoing Act 250 review. The Quæhee Analysis is a two-step proce.ss, which

b.gi* with assessing the nature of the proþt, its conÞxt, and whether it will lead to

adverse aesthetic impacts. This step asks whether the profeet is in hermony with its

zurroundings, and the analysis is based on a clear understanding of the nature of the

visual impacts. This step must describe the surroundíng areø øf the project and the

compatibility of the project with those surroundings. It also asks: 1) whether suitable

colors and materials have been used; 2) tww visible the projeet is; 3) how the project

affects open space in the area; and 4) whether ttre çrroject has been proposed for

visually sensitive land.

If the conclusion from this first step of the analysis is tfut the aesthetic impacts of the

prolect are considered to be in harmony or compatible with its surroundings, then

the aesthetic impacts of the project are considered not adverse. If this is not the case,

then the project is considered to have an adverse impact and the second step of the

analysis is requirecl to determine if the adverse impacts are undue. The second step

asks three questions: 1) Does the project violate ar:.y clear, written community

standards intended to protect the scenic beauty of the arca?; 2) Does the project

3
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appear ahocking or sffmsive ûo he averagg peæon?; and,3) I{as the applicant taken
all gmerally available and ¡easoruble sbepc to mítigate the idcntified advets.e irnpacts
of tlæ project as prropeeed? If the answer to gueotions t or 2 k yeg, or dre anewer Ê,o

questi'on 3 is no, thør the aesthetic impactof the proiect ie considered unduly advenre
under the Quechee,Analysís.

4
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2.The Quechee Anolysis

As súated in the initial narrative regarding tt¡e Quecl¡ee anaþío, the applicant must

addreæ the relationship of the proposed proiat to ib surroundíngO descríbe its color

and materíals, its impact on open space, an¿l assess ottcr aesthetic qualities.

Thèrefare, this section follows the Quethee analysis on a súep-by-step basis. The first

step asles a series of questions to ase-ertain whether or rìot a proþt will have an

"adverrlr-,' impact. The second step dete,rminee wt¡ether that impact, íf adverse, is
t''!,ndlre."

LandWorks employs a number of methodologies, as state¡f in Sectíon L.2, tÐ assess

the nature of the prolec(s surroundin¿p and the poúential visual and aesthetic

ím¡mcfs tfiat the proiect may pose to those surroundings. Site recoruraissance effotts,

tsñew of ímporülnt public vantage points ar¡d scenic and corwervation resources,

line of síght sa-tions, photographic simul,ations and travel along local roads have all

contributed to out assessment and the conclusíons derived f¡om that aesessm€rit. In

sununaÉiorL all of the research, activities antl exhibiæ geærated and pesented as

part of this assessment have infornred and guided the conclusior¡s whích have been

reached by fte assessment.

2,lFinst Step of the Quechee Analysíf

LLLWhat ie tüe nat¡rre of the Proie*t eurr,oundingr?

Tlre solar farm is proposed in the City of South Burlingúorç a area of Vermont that

has continued to see significant growth and development- Tlre LLære Project site is

situated withín an area designated by the City as tlle Southeast Quadrant (SEQ),

whích is characterued by a "mixhtre of agriculfural, open space, and both

neighborhood antl rural residential uses, as well as an inrlustríal are¿ ín the northeast

coürer of the Quadrant" (Comprehensive Plar-, p. A)- A pair of, distinct north-south

ndges belwem Sçrear and Dorset Sheets, and betrn¡eerr Dorset Street and Hinesburg

Road further distinguishes the area, and defíne a nu¡nber of headwaters, including a

Iarge swath of the Muddy Brook, which flows near the eastern edge of the Project

site. The Comprehensive Plan has described the Muddy Brook corridor as having" a

high vegetative diversity, which . . . helps support llrabitat f.or a variety of wildlife
íncluding mink, muskrat, herons and fish. Noted natural communít¡r areas

associated with the corridor include the Dubois Swamp, a flooded red maple-black

ash swamp, and the Van Sicklen Woods, a l2.acre Clay Plaín forest that has been

assessed as part of a statewide Clay Plain forest ínventory"' Plan, p.56.
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A portion of the Project site also falls within an aîea designated by the City a,s a
scenic overla!, and that de.signation is based on the possibility of long distance views
to the Green Mountains from Hinesburg Road. South Burlington l,and Development
Regulations, p. 10-7. The vísual analysis of this a¡ea and adjacent properties (which
to the north consists oÍ latge scale commercial industrial bufdings and parkíng lots
in an open landscape, and the south and west includes meclium deræiff ræidential
subdivisions) yielded the conclusion that the imme¡Jiate and surroundíng Lanclaape,
and the parcel itself, is not particularly or uniquely sceniÇ nor will ít interfere with
potential views to the Gre.en Mountains.

There is an extensive industrial-commer¡:ial development to tlre north of fhe proþt
parcel, acces$ed Primarily þ Meadowland Drive and borrlere¡I to the north þ
Interstate 89- In this area, there ¿ue many large commercial and irduetriul-type
buildinp zurrounded by parking lots, all built out in an open with líttle or
no etreening or landscaping. companiee zuch as Fai¡point and D¡rnapower æe
laated here (and there is an olde¡ non-lunctioning wind turbfue visibl,e ¡o t1€
northwest of the Proþt ¡nrcel on the FairPoint parcel). To the iml¡pdiaþ g,¿st and
south, tt¡e site is t¡orde-red þ wooded landsr:a¡res, wetland areas, and the Muddy
Brook stre.am coürs€, as des{rribed ¡bove. Further east snd northeûst uæ gmve! pifa
and scattered reside,rrtial proçrerties as well as one farnr. complex along South
Brownell Road" To the west is the metlium-tlensity rtside.nLial ræigl¡t{rrhurd srved
by Dubois Dríve, Híghland Drive, and Knoll Drive. see Figure 1 -c-ontext Ma{ and
Figure 2 "Yhoto [nventory" for reference regarding the site and envirore. lnterstaþ
89 mns in an e'¿st-west direction further north of the commercial/industrial æea. The
area to the north has historicaliy been zoned for com-urercial and industrial uses and
the land trse quality and character reflects tfiose uses.

The Proiect site itself is an opm fie.ld sur¡ounded on about g0% ta x)% oÍ its
perimeter ty wooded buffers of deciduous and coniferous vegetation rangíng in
height from2O to 50 feet and of varyingwídths. Minimal additional clearing will be
required by the Project, as the foot¡nints of the individual ¡mnels are contained
within the open field area" H{rwever, the integrify of the surrounding Lruffer will not
be affected or r¡ndermined. There is an informal trail that exists on this property that
is not officially listed or designated as a public trail.

2.1.8 le the Pro¡ec( ø deeign compatible wtth its eurroundinge?

The nature of these installations is such that they are developred as an array of
moving panels that follow the course (azimuth) of the sun to maximize the sola¡
gain. I4/hile the effect can be see-n as a repetitive pattern of panels and support
structures, these arrays can also be seen as the dynamic and rhythmic display of the
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"energy capture" function of solar power generation.

T?æ function "Íits" the site due to its low profile, minimum dirturüance, lack of

suhstantíal structures ancl related elements, and because it will not be readily visible

from most of the surrounding areas. LandWorks has prepared cross-se('tions

through the Project site, presented ín Figure 3, which demonstraúe these qualities of

tlæ Proiert.

?-LC Ate the colors and materiale selected for the hoiect ff¡t¿bte for fte context

wíthil¡ wú¡ir;h 1t ie locatedl

Tlp sofar panel system being employetl for this proþt is the AlÍSun Tracker. The

colo'rs are dark and muted for the panels tlre¡nselves and fheir eupport stn¡chúee vi¡ill

fu galvamzncl súeel. Thus, the colors a¡e suitable insoÍar aø they do not stand out or

rnâke the panels or structures highly visible. The tracker followe tl* poth of the sun

for rnaxímum solar gain and does not go below a S(Ldegræ angle. The panel is

always perpendícular ßo the incoming sun and ihe¡efore any reflected líght will be

rtirætod bæk at the sun. Moreover, ttre panels will have anti-re{Iectir¡e coatings to

reduce potential reflectivity, and consequently gl"o" Tt¡e existerrce of interverring

vegeü*íon wiltr also limit the potential impact to adþcent rcsider¡:es on Dubois Drive

or Knoll Circle. Thus, it can be concluded from tlrese facto¡s alone that tlrere will be

no diæct off site glare from this proiect, everr for hors that nray be higtrer than the

poþct site. The structure d*ig. selecûed and the sizc of ttle stnrctures and panels

a¡e such tlrat they will readiþ fit within the open anea designated for the rows of

eolar panels.

aLD Wh¡t íe the Proiecfs impact on open space?

TÏrere will be minimal site disturbance due bo the use of earth arrhor foundations.

Other than the relatively small concrete pads for the transformey'inverter

¡¡srallatiorisz the site will not be substantially impacbed from the Prolect and could be

rcadily returned to its existíng state if the Project should be decommissioned.

This is not a public open space nor is there any designaùed or ofÍictal public use oI

access for this çtropetty. There is an informal pedestrian traíl through the private

rlroperry, and the developer has agreed to create a public access easeme'nt in order to

maintain entry through the southern portion of the Proiect síte orice the Project is

installed. T?rlus, if this Project is developed, there will not be any impacts on public

oPen space.

dl
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2.1,8 Where ic the Project visible from?

Figure 2 of this â€s€ssm€rt prcvicles photographs of the site and environs,
demonstrating the fi¡nited visit*lity of the Prcject site from surrounding locations.
The Proiect viewgl¡ed map (Figeøe 4) also demonst¡ates the limited visibilíÇ of thís
Proiect frorn surrounding loc'ations, including the residential areas to ttæ ¡,a/est aâ{t
south' A síte reconnais$ance r:on<fucted by LandWorks along the roarls aroun<f tl*e
síte, and wifhin the 1 antl 3 mile radius, including Route 11Ç krterstate g9, van
sicklen Rcad to scuth Brownelt R.oarl, oak Hill Road (Route ZA),Wal!,er Híll ßoad,
anc{ OId Crearnery Road yielcled tt¡e cone'lusion that there is líttle, if any,vieitrítify of
the Froþt siie from surro*nding areas and resic{ential developments. The Muridy
Brook waterccurse has exþnsive rvoodlands and wetlantls, r+'hich scrsen the Proþt
site from ar€as to tlre soufh and east. The Project siþ is almost impossible ùo ¡rick out
from the lnterstate, whether çrulleet ovef on the trreakclown lane or travelíng at the
speert limit- Higfier ground to the east does not offer any .tistifft views sf the Proþt
site an¡J ttte síte itself is d¡fficr¡lt to discern given all the land uee eleurents and
struchrres in tlre viei*¡ fr<rrn these vantage points. One residential derrelopment in an
open ¿¡rel on Overlake View off of Creamery Road has long distance views oríente{
to ttre northwest, but no distinct or discernitlle views to the project site.

In sum, it is very diffifl¡lt to pick out the Project site due to the lanrtscape pattern of
surroundíng buildingo utifity infrastructure, hedge.rows, rolling tnçrography and
woodl¿rnds- The ProF'cls tow profile and dark colored panels wíll also greatty
reduce off-si te visitrility.

LandWorks ¡rerformerl a vie.wshed analysis ancl createcl a potential Visibi{ity Map
(Figure 4) and it was determineel that only very limitecl areas of vísibílity wou¡l
result from the Project {se.e also Nates u¡ith regard to Figure 4 in the tnx that follows).
The visu¿rl impact of that potential visibitity wili be minimal because of the scale of
the Projct, the size of the solar panel stmctures, and the intervening elements fhat
will make it very hard to see the Prerject from even distances of over a half of a mile.
The only locations wíth any disti¡tct Froject vísibitity will be from Meado¡¿¡land Drive
in the industrial/commercial park development, and tluough a narrow clearíng that
will provide access from Dubois Drive. The view of the Project that these points will
provic{e is shown ín Figures 5a ¿rnrf 5b. Only a limited view of the Project síte wíll be
possible from Dubois Drive as there ís only a naffow opening for the access raa,J;

most of the Proiect will be screened by the existing vegetation on either side of this
access road, In the neighborhood itsell the intervening buíldings serve to screen the
Project along with the sur¡ounding treelines.

Due to this limited visibility, the nature of the site itself, and the Project desigo this
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seerns to be an ideal site for a solar far'm. If constructed, the Pr.oject will result in

nrinianal, ú any, off-site aesthetic impacts. Figure 2 presents phokrgraphs frorn the

surrounding area and also of the site itself.

l{olø *lh tcgørd lo flgure ¡f. ?olcrdiql Vi¡billiy l¡Àop

lhe polentíol vislbíÍty mop provides o point of deporture for ossesCng ho¡ údbb o
gosect moy be wílhÍn its deline{¡led viewshed. The process ktcludes on iníllol
osses¡menf uing GIS sofiwore ond doto sets snd is lhen refined by onolÍtis on thé
ground. field ossessrnenf provides oddilionol verificolion of vidtÍIly or loct of vllHFly.
londf¡Vo*s conducled o ñeld study lo sscertoin the extenf of vi$Hlify wfft{n lhe I ond
3 miþ rscfius. using the GIS onolysis os o poinl of deportwe. Iïæ fotoutlrry nole¡ øe
keyed fo fhe nunü¡er¡ ínserted on lhe Potenliol Mslt{lity tvtop ond ltæyerqrloin why ltte
vi{bfi¡ty of tlæ pr{ect, os verified ín the field, will be exhemefi low even wflhln ihe
seos of pofenfiol viCbílty di¡ployed on Figure 4.

r " ûÍy porlions of tlre prolect wlll b€ visible from sorne locolfons wilffn ltfs oreo-
Wfbfiry wil be rnininized, however, by the presence of butdngr wffhkt llìe
conrr¡ærciciÍndustdol oreo. Ihe presence of exisling slrucfure¡, incbcfng colrrrrerciol
hradng6 ond res¡dences, os well os vegelolion okrng Roufe I ló wll greclþ reúrce lhe
seos sound fhe h(¡t¡woy from which the prc$rct con be seen-

2. lntewerúng ¡truch.res, vegetolion cnd füe ínfertote wifl lnft if not pr€cfrde ony
subctonlkl yiítt¡ty of lhe proiecl from øecs norlh of tf¡e intetrsfdfe" ttte he(¡ûrt, colø
ond noftre of the ¡ols ponels ond their suppoding slnrcftnes recfuce lhefr presence
ond visiHtly wíffún fhe londscope. Given those fnclors, lhe fr,rlher owry lhe vietver b
from fhb prciecf, lhe less fikely or oble lhe viewerwill be to Gcern lhe pr<fr*cL t/euts
from ltp inlersfate wíll olso be neglig{ble due to lhe foctors cited couSed wíth lhe focl
ttnt ll kovel speeds dong the interstote udll minírr{¿e viewing lirne ond clsl¡once c
weü os moke lhe prdecl dífficull to píck out in the londrcope, ond 2l lhe odenûolion of
tlle interslole b ¡uch thot possengers could possibly gfimpae ihe prqþctortyif lhey ore
foo*írç sor¡th ond onfy Íf lhey know where fhe prc{ect lrcolion b ond whot 1o look for-
field study from fhe interstste concluded fhql it wos difffcult lio even dct ot¡l the
proiect dte wfien lhe víewer wos stopped in the b'reokdown bne.

3. Unúled vüti$ty of the prc{ect moy be possible from orecs to lhe sot¡ltwesf but the
visuol inpocl will be negligíble due lo lhe distonce tsom the proiect ond the extent of
fhe øoiecf lhot will be úsible (i.e. only o porlion of the lotol ponels ond slnrctures will
be visiblef . Addilionolly. lhere is o much brooder view from some locolions in lhe oreo
fo lhe wesf of Soulh Brownell Rood thof will diminish the presence of tlre prc{ect within
fhe bndscope ond lhus the visuol impoct.

2.1.8 Carc.htsion to the First Step of the Quechee Analyeie

The conclusion of the fírst step of this assessment is that the Project will most likely

not result in an " adverse" impact on the aesthetics and scenic beauty of the area

under the Quechee Analysis. However, given past Act 250 and Section 248 cases, the

threshold for a<lverse ímpact under Quechee is low, anci one could argue that siting

383 + / - solar panels in an open field is sufficiently different than the existing land

uses in the area that it would potentially result in an adverse effect to the Project site.

I



Aeslhelic As¡e:smcnl of lhe proposed soulh gurlington solqr form
2. The Quechee Anolytis

Assuming fhís were the case, the secsnd step of the Quechee Analysis woq[{ need to
be addreseed. we have conductecl that second step in the next section of this
assessment

2.2The Second Step of the Quechee Analysis

22.4 Þoee tlre Proiect vlolate a clear written community standard íntended to
pres€rve the ¡c¡theÉica ar *enic, nafural beauty of the area?

" ln vnlcr þr a pnwisítm at bc Ønsíalüed a cleør, writfen community støndød, ít
must be 'íntenãed to yreserae the $esthefícs or scenic beauty of tlrc aren' rofuere tlw
propoæd prajecí ís losted flruL must øypty to specífic resources in the propovl
project artn."'r

hr evaluating whether a proitd violates a clear community stanrtar<t, whích directþ
addresses aesthetics or a scenic re{Ðurce under the Quechee test, the Board routínety
looks to the ñ*¡wn pfan ag the fonemost documenf for providing tl¡ese shrüdardÉ, lf
the Board finds thât such standards do exist, and that the project as designed woutd
violate thosr: standards, the adverse rmpact would ire undue.

The development boundaries of the SBSF are located in the City of South Bm{ingùon
and under the prurvierø of the Ctrittenden Coun$r Regional Planning f-ommíssion
(ccRPC). ^4. review of the south Burlington Comprehensive ptân and træ
Chittenden Counfy Regionat Ptan yields the conclusion that the solar proþt will not
violate a cleal. communify standa¡d intended to presewe the aesthetics or scenic
beauty of the are¡ in accordance with the euechee test. The chittenden cæunty
Regional Planning Commiseion investeei two and a half years in the preparation of
the 200ó Regíonal Plan and it was adopted on August zg, 20a6. The Regional plan
makes reference to the use of solar pov¡er as an alternative energy source/ but it does
not indicate what impacts, if any, such uses have on the scenic and natu¡al treaufy of
the area. Likewt'se, there are no clearly identifieil resources of aesthetic yalue in the
plan, nor a¡e there *ty polícies that outlíne the means for their protection- In fact the
Plan recommends "Municipal løntl-tLse regulations...shottld enecurøge larger-scøle
rennoøble energy sourceö ns príncípal uses," Regional plan, p.70.14.

Regional plans, in general, contain overriding goals, policies anci recommendatigns,
which are characteristically advisory and'non-compulsory in natu¡e, Statements are
usually maele in terms of "encorJtage," "support," "promote," and,,shoukl ,', tetms

1 In re Halnon, NM-25, Order of 3rl19 /01 at2}n.S
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that ín .{ct 250 cases have been determined to corutitute non-rnandntory language.

Regionatr plans, as a øtatter of policy , are focused on broader i.ssues, *'hich affect the

region as a whole, and typically do not consider impacts on an indivídual town.

Thus, whíle ít is important to consider relevant regional policies fur thís Quechee

analysís, tirese must be weighed against the independent and rnore epecific

standar*ls províded ín the local town plans.

Ttæ City of South Brnlingtorls Comprehensive Plan seeks to "protect tlæ City's

ímyartant xenfu aístss ønd aíew shetLs" and "promote zoell plnnned deoeloymenf fuøt

protec,ts tlæ Cíty's importmt..,oíews' (p.94). The City also encourages llw "preæraøtíon

of ímportuwt æeníc oíews frorc publíc rnøys including roadzoøys, pøráond., pede*trían traíls

øru| recreúíon pøths.,.through øpprapriate deoebpment design wkerúy baíldíngs ond

løruIxapíng we placed w øs to mínimize dísruptian to the sceníc aíed' {p" 96}. However,

tlrere are rw clørrly defircd cnteria that specificalty identify these an:as, nor are the¡e

âny standards to ímpternent ttrese broad goals. The area to be lffised for Proþ"cf

derrelopnrent ís locaþd in the Southmst Quadrant, as identÍfied on tln F&ruary ?5,

ãXts Sonth BurlíngÉon 7-nning Map and is further delineated as a htreighborlrood

Residential {SE+NR} subdistrict on the February 25, 2ffi South Burlíngton

Soutlreast Qr¡adrantZaningMap, with a minor portion along the s¡¡ulhern boundary

sihafed wit&in the Natural Resource Protection (SEQ-NRP) subdistrist" One of the

goalrs for &e SEQ statffi " Alloro for ctmtinued growth ønd fuoelayment uhíle nt lhe smc
time mnídíng unmítígnted negøtíoe ímpøcts to . . . scenic r¡iants . .. " C-onçrehermive Ptarç

p- D. F{owører, there are no explicit standards listed in the Plan for the SEQ district,

or either of the subdistricts, that limit or strictly prohibit development on this parcel

due to its scenic value.

It should be noted that the northem half of the Proiect developnrent site is also

located within the Hinesburg Road North Scenic View Protætiorr Overlay Dishict

çfnUSVnOD). lanaary 5, 2tt9 South Burlington Overlay Districüs Map. The

C-omprehensive Plan provides no guidance for view protection zones otlær than

" -such zones øre ilesígned to límít tlæ height and pløcement of stuuctures and lmdscapíng ín

order to presen e spectøculør uíews from public lønds ønd r.o.w.É" {p. 1n)- Howeve¡, the

South Burlíngton zoning regulations clo provide some further guidance by tímiting

structureõ ín thir district to no more than 393.5 feet above me¿ur s€a level, plus 5.8

Íeet for each 10(X) feet the structure is horizontally distant from the boundary line

shown on the above referenced Overlay District Map. South Budington l¿nd
Development Regulations, p.T0-11.. The highest point within the Proiect parcel is 350

feet and the maxímum height of the solar collector will be approximarely 19 teet.

Therefote, the structures wilI fall well below the maximum structure height required

in the scenic overlay district and will not violate a clearly written community

standard,
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ln conclusion, the açrplicable ßegional and Town plans do not contain "i:lear, written
communily standards íntended to pr€serve the aesthetics or scenic beauty of ttæ
a¡ea" because there âre rlo mandatory provisions or language that coul¡l he
considered a clear gu,ide for proÉecting sceníc values under step 2 of the euecfrree
analysis- The zoníng regu{,atíoræ provide one clear standard that may apply to a
portion of the si$e, narnelp tlre portion within the HRNSVTTOD, trut the pro!æt
development will be care{l within tlrle zantngstrandards and thus will not violate theffi-

2.2-BDoea the Proie-ct offend fhc sm¡ibilities of the av€rage peroon? Ie thc proiect,
when viewed ae a whoþ otÍ.erulíve or ohockinp becantse it is out of character with
its surroundíngs, or eignificantþ diminisheg the ecenic qualities oÍ. tl,.e arca?

The Projett wifl not be shocking or offe.nsive to the ave¡agp ppr.çon 4r¡e to its low
profile, limite¡l vísihility, ancl lírníterl impacts to the site irself. Adrtitiona[y, tfæ land
uses and industrial activíties to the north are compatible with the Proiect, and tÍ¡e
rìoje-ct will not be visit{e t<r ¡¡tost people traveling, hving or working in the area.

Even from lor:ations where ûhe Prcþt is visible, it will not tle seen in its entire$r frorn
any vantage point and thus the visual impact will be reduced due t<¡ this factor-
Finally, there is a heightened pubtic awarene$s about la'ger st:ale solar ¡rroja-ts of {his
sort and people un¡lersfa¡d *rat they represent a ', green" or renewat¡le energy
source. This conside¡ation adds to the acceptabtliry of the Project anci lesser¡s the
potential that the Praict will be shrxking or offe.nd the average pe.rson.

2.2.c Has the a¡rplicant taken generalfy available mitigatíng etepe which a
reasonable p€rso¡r would fake to ímprove the harmony of the proposed p¡oiect
with its surrounding?

The applicant has plarured, and will lake, the generally available mitigation steps a
reasonable Person wouid iake to reduce the aesthetic impacts of this Project,
including: 1) selectíng a suitable site with limitert ofr-site visibility; 2) emçrloyiag
elements such as black colored perimeter fencíng to reduce its visitrility; 3) limitlrg
any clearing arul thus maintaining vegetatíve screening; 4) proposing that the
electrícal corurector line to the GMP electrical grid be installecl underground ; and, S)
allowing a publíc access easement along the southern boundary as a means to
maintain the i¡rfo¡mal neighborhooel hail.

The layout of the panels and the selection of the panels an<i their support stnrctr¡re¡
are such that the solar project will have a relatively low profile in the landscape
allowing the surrounding vegetation to suitably screen the Project. The structures
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wíll be secured úo the ground plane using earth anchors, which will result in tlre l¡:ast

amount of dí¡turhnce poesible to exisLing surface and subsurface soils-

Additionally, the developer will continue to allow a trail through the prrrperty, but it
will be relocated ro as to be ouûside of the Pro¡ect area to protect public *f"ty. Th.
relocat¡xl traíl n¡ill cormect at either end with the acc-ess points currently, though

informaþ u6€d by d walkers over this privately owned trand.

2.3 Overall Conclusion

Based on our analysis, as described in the narrative above, we corrlrrde
unequivocalþ that the Pr$æÇ if constructed, would not ¡esult ín an undue adverse

impact úo the aesthetícx and sl-enic beauty of the area. The Proiecfs ímpacts will not
be unduly adverse fuauæ. 1) tlre Proiect will not be shocking or offensive úo Ére

average persü; 2, úE Proþtct does not violate any deady wrítten commrní$r
standard; and 3) fl4 applicant has taf.en reasonably available mitigation steps ùo

¡educe ttv: Profrfs vísual and aesttrctic impacis. In summary, this b anappro,priate

Proiect sifßd ín 
^n 

aryrwp':røte location that will have limited, if any off-oie aestlretic

impacts"
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3. lmpocls lo Hisforic Resources
A requirement of fhe Secrion 248 revie*' inclçdes a rietermination of whrether a
proposed project wíll have an undue adverse effect on historic sites within the
sunounding areas of the ¡rroiec*- Ta address this requirement, LandWorks hâs
undertaken a revie¡ry- of the lïistoric structures in the vicinity of the South Burlington
Solar Farrn, including tl¡e Ciq' of South Burlington anrl the Town of Williston, and
has concluded that the Pr*lþt wilf creaþ no undge ailverse effect on anv histsríc
sites,

This review was csn¡,ft.rcüed f,otlowing standards used by the Vermont Division for
Historic Preservation {VDFIP), gutded þ Section 106 of the National Historic
Preservation Act, and that have been applíed ín other section 24g caæs- proiect
review identifie<l potentíal hís{ori( buildings, structures, and historic districts.
Research of these resouf,,ces was ccftll-rct€d by examiníng National Register and State
Register (SR) files at VD.-FilF offíces in Monfpelier, VT for structures that are currently
listed' To estal¡lish an appnopriate Area of Pcrfential Effer* {APE), LandWorkç relie.d
on our familiarity with the site an¡l environs, as well as the viewshed map (Figure 4),
which provided a L-mile radi¡rs around the Proiat Site and also identified ¡¡reas with
potential visibility. Since tlle rrature of the Project with its low profile within the
landsca¡re greatly re¡luces visibílify frorn long-disf¡rnces, the l-mile rarlius was use.d
as the APE for the historic strurhrre revierv. Fíeldurork involved visiting,
photographing, and identi$ing potential impacts tc the structures within the APE
and within the area of potenfial visibility,

There are eleven (11) individual sites listed on the State Register fhat are loc-ater{
within the 1-mile APE, Based on research and field analysis it was noted that there
tlid not appear to tre any additionai site.s or siructures eligibie for Ìisting on the Siaþ
or National Register within the 1-míle projert raclius. The following table and
accompanying photographs and fcration map (see Figure 6) provide a listing of tlrese
resources/ their locatior¡s, an¡1 visibilíty. Due to topography, buildings and foresterl
woodlancl, there will be no views from these sites, ancl it can be conclude{.l that the
Project will not have an undue adverse ímpact on historíc resources. The Vermont
Division of Historic Preservafion has rcaffirrned this conclusion. In an email to
David Raphael of LanrlWorks from Devin Colmary Historic Buildíngs Specialist with
the Divisiory dated, March Y), 2010, Mr. colman stateci: "I looked at the historic
assessment and concur there are no direct or indirect effects to historic structu¡es
since the project will not be visible." A letter from the Division aclelressing historic
sites and archaeology will be included in the section 248 application.
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Table 1. Li"ti.g of llístoric Sltcs

1 700 Hinesburg Rd. Private Re¡idence SR

3 1100 Hirrceburg Rd. Not Extant sa
:: ,ts1t

None

None

None

None

v

5
î,r:,åViìl
l,n+,,n¡.1,

7

l4ÆHinesburgRd. PúvateRËidettß€ 5R

l550HinesburgRd. P¡Ívatenesídenße Sß
t : Ètac.*1.9'.
1: ,"¡ .

.ü ,rþ'.'t

9 3188 5. Brovvnell Rd- PrÍvate Resideræ SR Nøe
{ T!'J

s 'tþ'i:,i

11 8ó Van$iclden ßd- Privaþ ßesídenæ gR Nute

Potenfic:l Visibilityr
Irn p cr clSile # Site Nome Use Listed
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4. Orderly Developmenl ond Public
lnveslmenls

4.1 Orderly Development

Section 248 requires that a proþt lu.rt urtduly íntedere with the orr"lerly develu¡rrrrenl
of the region. This Project will no{: un*ãuty ínt¡:rliere with the Orderly Developmett of
the Region and is, in fact, consistent ryiÉr the local and re¡¡ional plans and those
plans' advocacy for the development of renex¡rabtre energy Íesources and generating
facilities. For example, tt€ City of South 3wlíngtcds Comprehensive Plan states on
page 10 "It ís a SonI E fhís Cíty fø yrovide ryølíty publíc and qu*+i yrub\íc utilities ønd
søvíces la all rcsirlenLs øruá basi¡wsses fut ß uwøtcr tJøt ís efficíen!, cost effectkte mtd
efiaitonffisntally sound." The Soutl¡ ûurlíngton Plan also seeks to pÍeserve natural
areas within the Southeasf Qtiadrârit, u¡here the Proiect is proposed, and the solar
farm will avoid disturbing tfiese areas lry ptacing all skuctures outside the wetlands
¿ntl wetland l¡uIter. WillistorL tlre adi¿tenl town to tl¡e easL and porl.ions of wlúch ¿re
within the 3 mile radius nf tlæ Proþt, states an page 7t of its comprehensive plan
that: "Tlæ Town of Willistott a¡ill {fitüun ge frre develapn*ú of renewable energy¡ ,.esourcs-s

to support tlu dioersificalíon af Vernrcnt's ebctríc resources portfotío, as zoell ns locol nnd
regional energy stability and índeyendrnce"" T1æ Chitþ.nden County Regional Plan also
includes ¡r,olicies and goals that rlirectly sugport the cÍevelopment of lor:al renewable
energy generation facilities, as re{lectrvJ on pag€ 1ß.14 of fhe plan, Policies 1 thtough
3. Availability of local and reliable power soÉårces is erítical to the future planne'J
development of any rcgion. In far:t, vELCo rcccntly upgrarJe,J its clcttrical
transmission capatrilities via the Lamoille County Project to trefte.r serve the Town of
stowe, which had previously been forced to place a moratorium on new, planned
development due to a lack of sufficient and reliable power.

Thus, this Project is an integral part of the regiorls orderly development, is proposed
for a site thai is suitable for the use tæing proposecl anci will, in fact, support Orderly
Development by avoidin' ky natural features and provicling a local source of
rene.wable enexgy that is necessary f.or such development to occur.

4.ZPublic Investments

Section 248 also references anc{ íncorporates 1.0 V.S.A. Sectíon 6086, which includes
Act 250 criterion 9(K): Development affecting public inveçtments. The south
Burlington solar Farm, as proposed, will not "unnecessarily or unreasonably
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endange/' or "interfere with..the publíCs use and enjoyment of...or access td' any

public investment adjacent to or ín tlre viciníty of the proposed Project site.

The only public inr¡estmente adiacent to this Proiect are the conserved lands that arre

part of the Muddy Brook stream corridor, which is located to the east of the Project

site. This Project will have no male/tal effect on the functional, aesthetic or

recreational qualities of this publíc írwestment and the public's ability to access, use

or enjoy the lands and/or the traíl sysûem associated with these conserved lands.

Tlre access through the privaúe property of the Project will be maintained but

relocated to ensure that there are fft conflícts with the public or safety issues" The

Project will not be reaclíþ visible from ttre conserved lands or the traíl network

within those conserved lands rfue trr existing screening and the lo,cation of the trails.

4.3 Conclusíon

In conclusion, tfre Proþt is propoeed for a síte that is suitable for the proposed use

and will support the regiorfs gcrls for local rer¡ewable energy sources. The site itself

is not currmtly used fora lryal public use. However, the develoçrer intends to allow

a public access easement across the property in order to maintain the informal

pedesbrian path to ttre trait sysfem awiated with the adiacent cornetved lands.

Therefore, similar io the aestlstic impact and the impact on historic resources, tlte

Ptoject will not have an adveme impact on the regiorfs order$ development or

public investments.
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