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NOTICE IS HEREBY GIVEN THAT 
THE SURRY COUNTY PLANNING COMMISSION 

WILL HOLD A PUBLIC HEARING ON 
MONDAY, NOVEMBER 25, 2024 AT 7:00 P.M. 

IN THE GENERAL DISTRICT COURTROOM LOCATED AT 
THE SURRY COUNTY GOVERNMENT CENTER 

45 SCHOOL STREET, SURRY, VIRGINIA 
TO CONSIDER AND INTENDS TO TAKE ACTION ON THE FOLLOWING: 

 
 

Conditional Use Permit No. 2024-01 
The Applicant, Sycamore Cross Solar, LLC, seeks a conditional use permit for a solar generation 
facility in Surry County. The project will span six parcels (60-1-1, 60-9, 60-17, 61-2, 61-3, 61-4) 
zoned M-1, Light Industrial, within Surry County and will be located along Mill Swamp Road (SR 
623), Mullet Drive (SR 684), and Beechland Road (SR 626), south of White Marsh Road (SR 
617). The proposed conditional use permit is part of a solar energy generation facility project to 
produce 240 megawatts in Surry County and Isle of Wight County. Within Surry County, the 
project arrays will be developed on three parcels (60-9, 60-17, and 61-3) totaling 806 acres, of 
which approximately 125 acres will be fenced arrays. Parcels 60-1, 61-2, and 61-4 will be easement 
only parcels and will contain medium voltage utility corridors. The Comprehensive Plan Map 
indicates that the project parcels are suitable for General Industrial Use. 

The public hearing will be held pursuant to § 15.2-2204 and § 15.2-2285 of The Code of 
Virginia (1950, as amended). A copy of the related material may be reviewed or obtained on the 

 at https://www.surrycountyva.gov/413/Public-Notices, or a copy of the related 
material may be examined at the Department of Planning and Community Development, Surry 
County Government Center, 45 School Street, Surry, Virginia. Office hours are Monday through 
Friday from 9:00 am to 5:00 pm.  

All interested persons are invited to participate in the public hearing. If assistance or special 
accommodations are needed to participate in the hearing, please contact the Department of 
Planning & Community Development Monday  Friday from 9:00 a.m. to 5:00 p.m. at least 72 
hours prior to the hearing. 

Horace H. Wade III, Director  
Department of Planning & Community Development  
(757) 294-5210 
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SURRY COUNTY PLANNING COMMISSION STAFF REPORT
Public Hearing November 25, 2024
Applicant: Sycamore Cross Solar, LLC

Staff: Horace H. Wade III, AICP, CZA

Staff Contact: (757) 294-5212 or hwade@surrycountyva.gov

Request

The applicant, Sycamore Cross Solar, LLC, is seeking a Conditional Use Permit for a solar 
generation facility.

Property

Mailing Address: 3400 West Leigh 
Street, Richmond, VA 23230

Tax Map: 60-1-1, 60-9, 60-17, 61-2, 61-3,
61-4

Legal Owner: Seward Jeffrey & Melanie, 
Byrum John & Jeanette N, New 
Sustainable Prop Holdings LLC., 
Seward Elton B. Jr., 

Site Size: +/- 2417.57 Parcel Acres
(253.47 ac, 473 ac., 201.1 ac., 188 ac, 132 
ac., and 1,170 ac) 

Zoning District: 
M-1 General Industrial

Comp Plan Land Use: 
General Industrial (Future Land Use)
Approved & Existing Solar (Energy 
Projects Amendment)

Current Use: Agriculture / Forested

Project Overview

The Applicant, Sycamore Cross Solar, LLC, seeks a conditional use permit for a solar generation facility 
in Surry County. The project will span six parcels (60-1-1, 60-9, 60-17, 61-2, 61-3, 61-4) zoned M-1, Light 
Industrial, within Surry County and will be located along Mill Swamp Road (SR 623), Mullet Drive (SR 
684), and Beechland Road (SR 626), south of White Marsh Road (SR 617). The proposed conditional use 
permit is part of a solar energy generation facility project to produce 240 megawatts in Surry County and 
Isle of Wight County. Within Surry County, the project arrays will be developed on three parcels (60-9, 60-
17, and 61-3) totaling 806 acres, of which approximately 125 acres will be fenced arrays. Parcels 60-1, 61-
2, and 61-4 will be easement only parcels and will contain medium voltage utility corridors. The 
Comprehensive Plan Map indicates that the project parcels are suitable for General Industrial Use.

Public Hearing Timeframe

Planning Commission November 25, 2024 at 7:00 P.M.

Board of Supervisors January 2, 2025 or later at 6:00 P.M
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Background Information

The application is for three parcels totaling 806 acres for solar use and three properties utilized 
as easement parcels that connect the project to the substation. The full project totals 2,226 acres
and is located within both Surry and Isle of Wight Counties. All six parcels within Surry County 
are currently zoned M-1 General Industrial, which allows utility-scale solar facilities with the 
approval of a Conditional Use Permit. The subject parcels for this application were rezoned to 
M-1 as part of the Cavalier Solar application in 2021. The Applicant, Sycamore Cross Solar, 
LLC, intends to develop solar fields, utilizing the same land already deemed appropriate for 
solar in the previous rezoning while not adding to the total developable land for solar use under 
the Surry Comprehensive Plan. The applicant has stated that they intend to use the same utility 
corridors being used by the Cavalier solar project, allowing for complete co-location of the 

adopted Comprehensive Plan Amendment for Energy Projects and all requirements to mitigate 
impacts to adjacent properties.

Vicinity Map
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Considerations per Surry County Zoning Ordinance Sec. 1-502 
Comprehensive 
Plan

The Comprehensive Plan Amendment should suffice for this consideration. 

Zoning Ordinance The proposal substantially conforms with the Zoning Ordinance 
Traffic Congestion There may be some traffic congestion during construction, however, 

Condition #8(A)(i)requires a Construction Traffic Management Plan in the 
site plan review to be reviewed by VDOT and Zoning Administrator. 

Noise There will be noise during construction, but the only noise generated after 
construction is noise generated by the tracking of the panels and minimal 
noise created by the inverters, which do not operate after dark. 

Lights There may be some work lights during construction, but only minimal 
lighting after construction. Condition 8(A)(iv) requires the applicant to 
eliminate glare from adjacent properties during construction. 

Dust There may be some dust during construction, but only minimal after 
construction. Condition 8(B)(i) requires the applicant to address the 
mitigation of dust in the site plan review. 

Drainage This concern will be covered by Surry County Planning and DEQ during 
site plan review. 

Water Quality This concern will be covered by Surry County Planning and DEQ during 
site plan review. In addition, Condition 8(L) requires soil testing and water 
monitoring. One area of consideration is that the applicant has not addressed 
the Comprehensive Plan s guidance for panels reviewed as impervious 
surfaces for stormwater purposes. 

Air Quality There may be some dust during construction, but only minimal after 
construction. Condition 8(B)(i) requires the applicant to address the 
mitigation of dust in the site plan review. Condition 6(B)(ii) requires the 
applicant to address burning operations in the site plan review. 

Odor, Fumes There may be some odor and/or fumes during construction, but not after 
construction. 

Vibrations There may be vibrations during construction, but not after construction. Pile 
driving is limited to Monday through 7:00 am to 6:00 pm and Saturdays 
from 7:00 am to 5:00 pm per Condition 8B)(iii) 

Timing of 
Operation 

 

Site Design Preliminary Site Plan appears reasonable; subject to site plan review. 
Access Four (4) access points are proposed, one (1) along the west side of 

Mill Swamp Drive (SR 623), one (1)  along Mullet Drive (SR 
684) that is accessed through Isle of Wight County, and one 
accessed off of Beechland Road (SR 626) 2,000 ft north of the 
Surry County/ Isle of Wight County line.  

Screening Screening is per the ordinance, except where Condition #2 holds the project 
to a higher standard by requiring a 50-foot vegetative buffer around the 
perimeter of the project. 

Other matters: Decommissioning does not explicitly state that surety does not account for 
salvage value. 

Historic and 
Cultural Resources 

Historic and Cultural Resources Reports found no historical properties 
within the boundaries of the project. Based upon the screening and buffer 
conditions, the project will not be within the viewshed from any historic 
property. 

Environmental An Environmental Assessment was conducted and found few species 
affected by the project. 
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Pertinent Code Sections 

Surry County Solar Energy Ordinance  
Section 4.12 Allowable Zoning Districts, Applicable Codes and Inspections    

A. Allowable Zoning Districts  
a. Solar farms shall be permitted by a Conditional Use Permit in the M-1 (General 
Industrial District) and M-2 (General Industrial District) zoning districts.    

Surry County Subdivision Ordinance  
Sec. 8.1.4. - Conformance.  
In addition to the regulations found in this appendix, all land development activity within the county shall 

  

Surry County Zoning Ordinance  
Sec. 1-107. - Relationship to comprehensive plan.  
It is the intention of the Board of Supervisors that this ordinance implements the planning policies and 

  

Surry County Zoning Ordinance  
Section 3-900 (M-1) General Industrial Use Types allowed only by conditional use permits:   
Civic Use - Utility Service/Major  

Code of Virginia  
§ 15.2-2232. Legal Status of Plan.  

A. Whenever a local planning commission recommends a comprehensive plan or part thereof for the 
locality and such plan has been approved and adopted by the governing body, it shall control the general 
or approximate location, character and extent of each feature shown on the plan. Thereafter  public 
utility facility  whether publicly or privately owned, shall be constructed, established or authorized, 
unless and until the general location or approximate location, character, and extent thereof has been 
submitted to and approved by the commission as being substantially in accord with the adopted 
comprehensive plan or part thereof. In connection with any such determination, the commission may, and 
at the direction of the governing body shall, hold a public hearing, after notice as required by § 15.2-
2204
B. The commission shall communicate its findings to the governing body, indicating its approval or 
disapproval with written reasons therefor. The governing body may overrule the action of the commission 
by a vote of a majority of its membership. Failure of the commission to act within 60 days of a 
submission, unless the time is extended by the governing body, shall be deemed approval. The owner or 
owners or their agents may appeal the decision of the commission to the governing body within 10 days 
after the decision of the commission. The appeal shall be by written petition to the governing body setting 
forth the reasons for the appeal. The appeal shall be heard and determined within 60 days from its filing. 
A majority vote of the governing body shall overrule the commission. 

H. A solar facility subject to subsection A shall be deemed to be substantially in accord with the 
comprehensive plan if (i) such proposed solar facility is located in a zoning district that allows such solar 
facilities by right; (ii) such proposed solar facility is designed to serve the electricity or thermal needs of 
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the property upon which such facility is located, or will be owned or operated by an eligible customer-
generator or eligible agricultural customer- 56-594 56-594.01

56-594.2; or (iii) the locality waives the requirement that solar facilities be 
reviewed for substantial accord with the comprehensive plan. All other solar facilities shall be reviewed 
for substantial accord with the comprehensive plan in accordance with this section. However, a locality 
may allow for a substantial accord review for such solar facilities to be advertised and approved 
concurrently in a public hearing process with a rezoning, special exception, or other approval process. 

Surry County 2040 Comprehensive Plan Energy Amendment  
Analysis provided below. 

Surry County 2040 Comprehensive Plan  
Analysis provided below. 

Staff Analysis and Recommendation 

Surry County 2040 Comprehensive Plan Energy Amendment  

regarding energy projects. The applicant has submitted an analysis of their projects adherence to 
s position is that the Cavalier Solar 

project, the site was deemed by the County to be appropriate per the Comprehensive Plan at the time.  

the language is presented below:  

Objective 5: When assessing potential energy projects, Surry County should balance the  
benefits of renewable energy, the interests of property owners, and the best interest of the  
County as a whole, including the impacts to natural, agricultural, and cultural resources.  
 

This language directs the County to balance the benefits of renewable energy projects with the interests 

appointed officials who determine this balance.  
 

Strategy 1: The County will support the installation of distributed energy facilities where considered 
appropriate and set clear standards for the permitting process for such facilities.  

This strategy is only applicable to distributed energy projects, not utility scale projects.  

Strategy 2: The County supports preserving the agricultural character of Surry and limiting 
the sum of all project site areas for community-scale energy facilities and utility-scale energy 
facilities (see Definitions on Page 8 of this amendment) to no more than 10% of developable 
land within the County, or 15,278 acres in total.  

The entire footprint of the project is located within the existing Cavalier Solar rezoning approval. The 
Comprehensive Plan Amendment utilized these previously approved or existing areas to calculate the 
total of land that the County would use as a limit to protect other resources. With this acreage already 

already been re-zoned to M-1 as part of the Cavalier Solar application.  
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Although there is currently timber on the subject properties, the proposal does not take any lands 
currently being used for crop production out of use. After decommissioning, the Applicant has stated it is 
possible the land will be arable.   

Strategy 3: The County will consider applications for new utility-scale energy facilities and 
community-scale energy facilities, provided that they meet the following criteria:  

  The project site is not located in Residential Corridors or Residential Investment Areas 
(reference Future Land Use Map on Page 43 of adopted 2040 Comprehensive Plan).  

 The project site must be screened from view of Residential Corridors, Residential 
Investment Areas, and Towns within Surry County.  

The subject properties are distant from and not located within the Residential Corridor or Residential 
Investment Area.  

-generating or energy storage 
equipment, is within 1 mile of existing high-voltage electric transmission lines.   

 Community-scale energy facilities, which are connected directly to the electric 
distribution grid, will not be subject to the aforementioned proximity to high-voltage electric 
transmission lines.   

The centroid of the overall project is located within Isle of Wight County, while the center of the Surry 
County elements of the project with this application are located within a 2-mile radius of the high-voltage 
transmission line. The intent of this strategy was to cluster solar developments along the necessary 

connect an energy project to the grid. While the center does not strictly follow the criteria that the center 
be within 1 mile, the project existing within the footprint of a previously approved rezoning located 

  

   

The proposed project is distant from and not located within half a mile from any identified historic sites.  

determined by staff.   
 Staff will select nearby sites from which renderings of the project site will be submitted 

during a pre-application meeting.   

requirements are proposed to minimize any impacts from views to the adjacent community. 
Additionally, a viewshed analysis has been submitted with application materials showing simulated 
views.  
 

cemetery.  
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The proposed project is not located within half a mile from any place of worship or identified cemeteries. 
The applicant has stated they will work with the Virginia Department of Historic Resources through the 
permitting process to minimize impacts to sensitive historic resources.  
 
The project site utilizes best practices to maintain biodiversity and soil quality.

The proposed conditions seek to mitigate the loss of topsoil. The Applicant has stated that the project 
operations and maintenance team will develop a plan to maintain vegetation and soil throughout the life 
of the project. The project will utilize best practices to avoid and minimize any impacts to wetlands, 
streams, and federal or state-listed threatened and endangered species. Any anticipated impacts will be 
coordinated and mitigated, and permits will be sought from the appropriate authority.   

residential, commercial, or mixed-use areas.  
 Vegetation used for screening is to be mature enough to effectively screen the site by the 

time the facility is operational.   
 A screening and landscaping plan is submitted by the developer, to include a care, 

    
 The screening landscaping plan includes native plants and pollinator habitat, and does 

not incorporate pesticide use. The use of herbicides should be overseen by certified 
professionals to limit air, water, and soil pollution.  
 

caliper on the perimeter of the site.  

existing forests and preserved wetland area. Where natural vegetation may be absent, the Applicant 
four staggered rows of evergreen trees. 

-generating equipment installed with sound dampening equipment and located a 
minimum of 750 feet away from any adjacent residential, commercial, or mixed-use parcels 
to eliminate noise impacts to neighboring uses.  

The intent of this strategy is to mitigate any impacts to adjacent properties from noise-generating 
equipment. The Applicant states that the project is in a conceptual stage at this point, which makes it 
difficult to identify exact inverter locations to comply with the 750-foot setback. The Applicant has put 
forth the Condition (to be considered with the application for a Conditional Use Permit, though relevant 
for this analysis) #6 which states:  

noise-dampening equipment and inverters shall be set back a minimum 
of 500 feet from all non-participating parcel lines and 750 feet from all existing residential structures. 
Additionally, audible sound from noise-generating equipment shall not exceed 60 dBA (A-weighted 
decibels), as measured at any adjacent non-participating property line. The level, however, may be 
exceeded during short-term exceptional circumstances, such as severe weather.    

The Applicant states that this will address the intent of the strategy while addressing both a physical 
setback and setting a limit on the noise level that is measurable. Further information was provided 

s, noting that they will emit 60 decibels (dB) within a 
32-foot radius. Using linear regression, at approximately 250 feet from the inverted, the anticipated 
decibel level would be approximately 45 dB. This is lower than the United States Environmental 
Pro Protective Noise Levels Condensed Version of EPA Levels Document 
(published November 1978), 
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500-foot setback from non-participating parcel lines, 
750-foot setback from residential structures, and further sound dampening from landscaping, the 
Applicant states that this should be sufficient to meet the intent and protect adjacent landowners.  

While the 500-foot setback is a 250-foot reduction from the criteria of 750 in the strategy, Staff generally 
concurs 
previously contemplated for solar development. 
meeting the intent of the noise mitigation.   

  

29, 2022 requiring solar panels to be considered unconnected impervious surface and the subsequent 
memo on April 14, 2022, reversing the decision on panels being considered impervious surfaces for 

does not obtain an interconnection approval by a regional transmission organization or electric utility by 
Dec

interconnection approval by PJM, the regional transmission organization on April 3, 2023, which the 
Applicant suggests places the project under the Virginia Stormwater Management Program (VSMP) 
requirements for erosion and sediment control and best management practices per the subsequent memo 
not counting panels as impervious surface. The Applicant has also stated that a Pollutant Discharge 
Elimination System (VDPES) permit will be acquired prior to construction, which requires a Stormwater 
Pollution Prevention Plan, Virginia Reduction Runoff Method worksheet, and best management practices 
to be developed and provided to the Department of Environmental Quality for review and approval.  

with VSMP requirements differs from the plain text of the Surry County Energy Amendment. While the 
gy, it is dependent on the interpretation of what specific 

erosion and sediment control requirements are being followed.   

-scale or utility-
scale energy project sites.  

The project is co-located in the area of the Cavalier Solar approval, which means that the proposed project 

property originally designated for development by Cavalier Solar, Staff concurs with the proposal that the 
over-expansion of solar fields threatening other resources 

throughout the County.  

Strategy 4: The County will require conformance with Virginia Stormwater Management 
Program (VSMP) regulations. For utility-scale and community-scale solar photovoltaic 
energy projects, solar panels will be considered unconnected impervious surfaces in water 
quantity and water quality calculations, as outlined below.  

performing postdevelopment water quantity calculations using the hydrologic methods 
specified in the Virginia Stormwater Management Program Regulation, 9VAC25-870-
72. Current information regarding the application of unconnected impervious areas can be 
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found in Chapter 9 (Hydrologic Soil-Cover Complexes), Part 630 (Hydrology) of the Natural 
  

  Solar panels are to be considered impervious areas when performing post-
development water quality calculations using the Virginia Runoff Reduction Method 
(VRRM).  To account for the disconnection of the solar panels from the overall drainage 

spreadsheet (i.e., 2a  Simple Disconnection to A/B Soils or 2b  Simple Disconnection to 
C/D Soils).  

The plain text of this Comprehensive Plan strategy sets the criteria that all projects utilize the stormwater 
calculation method consistent with the March 29, 2022 memorandum, which considers solar panels to be 

subsequent memo on April 14, 2022, and approval from PJM on April 3, 2022, the project is in an 
advanced phase, qualifying it for exemption from the more stringent requirement of considering the 
panels to b
sets higher requirements stating that all projects are to consider solar panels as unconnected impervious 
surface areas when performing calculations. The Department of Environmental Quality quickly issued a 
memo exempting projects in an advanced phase due to large differences in the design of projects if panels 
are considered impervious areas. In light of this difference between the plain text and the proposal and the 

application is in pursuit of compliance with Virginia Stormwater Management Requirements that apply to 
the project and thus keeping with the intent of this regulation. Staff notes that other applications in the 
future that are not located within an existing footprint or in any advanced stage of development would 
require full compliance with solar panels being considered impervious surface.  

Strategy 5: The County will support the use of agrivoltaics to enhance the long-term viability 
of land used for energy projects and supplement crop yields.   

that the County should support their use.  

Strategy 6: The County will continue to advocate for increased financial benefit from 
additional solar facilities.   

favorable community benefits from the development of solar energy facilities.   
 

The Applicant has provided an analysis to speak to the benefit to the County regarding solar facilities.   

Strategy 7: The County will adopt a formal approval process for utility-scale energy facilities 
that consists of key elements, such as:   

-2316.7 of the Code of Virginia), with a 
recommendation from the Planning Commission to the Board of Supervisors   

15.2-2232) is included in the discussion and negotiation of a siting agreement.   
utility-scale energy facility   

 



13 
 

The proposed project is within the footprint of the Cavalier Solar. The Applicant contends that 
the Siting Agreement for the Cavalier Solar project determined that the project is in substantial 
accordance with the Comprehensive Plan pursuant to Virginia Code Section 15.2-2316.9. A 
siting agreement has been received by the applicant, the Planning Commission has provided 
feedback for the Board of Supervisors for negotiation prior to a future public hearing. 

Strategy 8: The County will strengthen its requirements for solar facility decommissioning to 
ensure the safe disposal of materials and effective transition of land for future use.   

While an action item for the County, the Applicant has submitted proposed conditions 
consistent with decommissioning requirements.     

Strategy 9: The County will amend the Solar Ordinance adopted in 2018 (Sec. 4-607 of the 
   

for utility-scale solar facilities.  

This strategy is not applicable to the proposal.  

Surry County 2040 Comprehensive Plan  

   
 

1. Land Use Policy should be viewed foremost as a tool to induce strategic investment in the 
community. Policies promoting strategic community investment innately protect the rural character 
of the majority of the County.  

tax base while working within the footprint of an existing, approved project.  

The project protects the rural character of the majority of the County by locating in the footprint of an 
existing project.  
 

2. Prosperity and rural preservation are not inherently incompatible goals.  

 The Project and other solar projects in the County are representative of economic 
development investments in rural jurisdictions that strengthen the tax base and once constructed, have 
little to no demand for costly County services. Revenue generated by the project both offsets pressure to 
raise local real estate taxes and provides funds that can be used to advance strategic economic 
development initiatives that support the expansion of the local economy.  
 

  
 

3. Strongly encourage strategic concentration of new investment. Minimize diffusion of limited 
opportunities.  
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 The design of this project directly corresponds to this principle; the Project will be 
strategically concentrated on land already approved for solar development and will not contribute to 

  

 that 

such as agriculturally used land. By locating in the footprint of an existing approval, the project does not 
add beyond the anticipated total. The project also represents a strategic concentration of new investment 
near existing infrastructure to facilitate that growth.  
 

4. Grow using existing community capacity at minimal cost.  
 

 As stated above,  further 

development.  

Staff Analysis: Staff agrees that 
previously evaluated for suitability for solar facilities.   

Strengths:  
 

 The proposal mitigates its impacts and benefits economic development in Surry 
County, while also locating in previously contemplated solar development areas.  

 
 Most the construction traffic is anticipated to take place within Isle of Wight County as 

the majority of the panels are located in Isle of Wight County (19 MW of 240 MW) 

Weaknesses:    

 The critical issue is whether the VSMP requirements from the Department of 
Environmental Quality, which exempt the project from considering solar panels as 
impervious surfaces or the plain text of the Comprehensive Plan Energy Amendment 
take precedence over the project's requirements. The difference between the plain text 
of the Comprehensive Plan regarding noise mitigation and the proposed conditions is 
also for consideration.   

 
 Number of Construction entrances: There are three roads for construction entrances: 

the west side of Mill Swamp Road (SR 623), Mullet Drive (SR 684), and Beechland 
Road (SR 626), approximately 2,000 ft from the Surry County/Isle of Wight County 
line. 

 
 There are no conditions concerning how construction traffic will access the site 

regionally. Although most of the project is located within Isle of Wight County, no 
would require minimal access through the County. 

 Decommissioning does not explicitly state that the surety does not account for salvage 
value. 
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If the Planning Commission finds that economic and site considerations evaluated based on strengths and 

weaknesses benefit the county and are reasonable, staff recommends approval.  
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Proposed Conditional Use Permit (CUP) Conditions 

The following proposed CUP conditions are the initial step in the permitting process between the Applicant and 
Surry County. The Applicant developed the following conditions based upon the pre-application meeting with 
Surry County officials, conditions imposed by the County on other approved solar projects, and an initial review 
of the project by Summit Design & Engineering Services provided on August 16, 2023, and Planning Commission 
suggested amendments to the Solar Energy Ordinance adopted on December 6, 2018 as presented in the 
Agenda Packet for the October 28, 2024 Planning Commission meeting.

1. The Property shall be developed in substantial conformance with the submitted conceptual site plan
prepared by AES and dated December 12, 2023. 

2. The landscape buffer plan proposed on the concept plan exhibit is conceptual only at this time. A 50-foot 
vegetative buffer area will be implemented around the perimeter of the project area. Within the buffer area 
there shall be sufficient existing vegetation and trees to create an opaque visual barrier to screen the project 
area from view. If existing vegetation and trees are insufficient in providing an opaque visual barrier as 
determined by the Zoning Administrator to screen the project, then supplemental planting shall be 
implemented as approved by the Zoning Administrator. In areas without existing vegetation, then the 
applicant shall establish this landscaped strip consisting of four rows of staggered evergreens ten feet apart 
and on 15-foot centers. Such trees shall be at least five feet tall at the time of planting and expected to grow 
to a minimum height of 20 feet within 10 years. The landscape buffer design and required plantings will 
meet or exceed the minimum landscaping specifications as outlined in the Solar Energy Ordinance dated 
December 2018, Article IV, Supplementary Regulations, Section 4-607, and the Energy Project Amendment 
dated April 2023. The landscape buffer design will be reviewed in detail for approval during the site plan 
review process. 

3. Fencing shall be placed around the solar arrays, inverters, and substation only and not the whole site, in 
order to provide wildlife corridors. Fenced areas of the project shall be constructed using galvanized steel 
and in accordance with National Electric Code and the Ordinance standards but in no case shall exceed 7 
feet in height.

4. During the site plan review process, Applicant will demonstrate to the Zoning Administrator that 34.5kV lines 
connecting inverters to the project substation have either been placed within or adjacent to existing
overhead utility corridors, within or adjacent to other solar arrays and/or underground where technically and 
physically practical, accounting for natural and physical obstacles, existing electrical infrastructure, 
wetlands, electrical interference, recommendations of state agencies, etc. 

5. The Applicant will maintain applicable setbacks and screening on the Property, including side and rear yard 
setbacks (excluding all internal, participating parcel property lines), wildlife corridors, and existing natural 
vegetation providing a visual screen from adjacent properties and public roads.

6. Inverters shall be installed with noise dampening equipment or and inverters shall be set back a minimum 
of 500 feet from all non-participating parcel property lines and 750 feet from all existing residential 
structures. Additionally, audible sound from noise-generating equipment shall not exceed 60 dBA (A-
weighted decibels), as measured at any adjacent non-participating property line. The level, however, may 
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be exceeded during short-term exceptional circumstances, such as severe weather. 

7. The Project will implement best management practices for erosion and sediment control and stormwater 
management in alignment with the Virginia Stormwater Management Program and Virginia Stormwater 
Management Handbook. Enhanced stormwater management techniques, including retaining topsoil for 
expedited vegetation stabilization and initial seeding prior to mechanical and electrical installation within a 
drainage area will be utilized to improve stormwater runoff quantity and quality. 

8. The Applicant shall submit the following Studies and Plans concurrently with the Final Site Plan. The Zoning 
Administrator may refer any of the studies or plans for the Project to a qualified consultant for review and 
comment, at the Applicant’s or their Assignee’s expense (as the case may be), the terms and conditions of 
which shall be determined in advance of the referral with the Applicant or their assignee.
A. Construction Management Plan. The Applicant shall prepare a Construction Management Plan for 

each applicable Site Plan for the Project, which shall address the following:
i. Construction Traffic Management Plan including mitigation measures shall be 

developed by the Applicant, owner or operator and shall be submitted to the Virginia 
Department of Transportation (VDOT) and Zoning Administrator for review and 
approval. This plan shall address traffic control measures, pre-and post-construction 
road evaluation, and any necessary repairs to the public roads that are required as a 
result of any damage from Project construction and/or expansion. VDOT permits 
must be received and be approved by VDOT prior to construction occurring on the 
area of the project served by the applicable VDOT approved entrance. 

ii. Project access planning, directing employee and delivery traffic to minimize conflicts 
with local traffic.

iii. A parking and staging plan shall be submitted as a part of the Final Site Plan 
approval and be submitted for various stages of the construction process. All 
subsequent construction processes shall also adhere to submitting a parking and 
staging plan prior to the commencement for expansion or decommissioning.

iv. Lighting. During construction of the Project any temporary construction lighting shall 
be positioned downward, inward, and shielded to eliminate glare from all adjacent 
properties. Lighting during operation of the Project shall be for security, repair and 
maintenance purposes only. Any on-site lighting provided for the operational phase 
of the Solar Facility shall be shielded away from adjacent properties and positioned 
downward to minimize light spillage onto adjacent properties.

v. Additionally, the Construction Traffic Management Plan shall include each of the 
following:  

i. Third party enforcement of the approved Construction Traffic Management 
Plan. 

ii. Prior to the start of construction, reinforcement of shoulders, clearing of 
roadside drainage ways, and road improvement where permissible through 
coordination with the applicable Virginia Department of Transportation 
(VDOT) office. 

iii. Limit construction traffic on Mill Swamp Road (State Route 623). 
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iv. A detailed description of what types of vehicles and activities are subject to 
the Construction Traffic Management Plan and a definition of “material 
non-compliance” with the Construction Traffic Management Plan.  

v. Penalties for material non-compliance with the Construction Traffic 
Management Plan in accordance with the following:

• First Violation: A written warning may be issued to the Applicant.
• Second Violation: A monetary penalty of $10,000 may be 

imposed.
• Third Violation: A monetary penalty of $20,000 may be imposed.
• Subsequent Violations: For each subsequent violation, a 

monetary penalty of $50,000 may be imposed.
• In no event shall monetary penalties assessed under the 

Transportation Plan exceed a total of $500,000.
B. Construction Mitigation Plan. The Applicant shall prepare a Construction Mitigation Plan for 

each applicable Site Plan for the Project to the satisfaction of the Zoning Administrator. Each 
plan shall address, at a minimum:

i. The effective mitigation of dust. All construction roads and construction areas 
shall minimize dust to the extent practicable by the use of a water truck or other 
method to keep sediment on the Property and not be of a general nuisance to 
the adjoining property owners during site construction and/or site expansion for 
the Project.

ii. Burning operations.
iii. Hours of construction. All pile driving shall be limited to 7:00am to 7:00pm, Monday 

through Friday 7:00am to 6:00pm and Saturdays from 7:00am to 5:00pm, except in 
cases of emergency. Except in cases of emergency, no construction is to occur on 
Sundays by any party involved with the Project. In the event of any emergency 
event necessitating divergence from the foregoing hours and days of operation, the 
Applicant shall notify the zoning administrator as soon as reasonably possible. No 
Sunday pile driving shall occur during site construction, expansion, or operation of 
the Project, unless otherwise approved by the Zoning Administrator. All other normal 
on-site construction activity is permitted Monday through Sunday Saturday in 
accordance with the provisions of the County Noise Ordinance.

iv. General construction complaints.
C. Grading Plan. The Project shall be constructed in compliance with the County-approved grading 

plan as approved by County staff prior to the commencement of any construction activities in 
coordination with the Erosion and Sediment Control Plan. The applicant shall construct, maintain, 
and operate the project in compliance with the approved plan. An E&S bond will be posted for the 
construction portion of the Project. The grading plan shall:

i. Clearly show existing and proposed contours;

ii. Note the locations and estimated amount of topsoil to be removed (if any) 
and the percent of the Site to be graded;

iii. Limit grading to the greatest extent practicable by avoiding slopes greater than
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fifteen (15) percent except where required for access roads and enhancement of 
natural topographic features for stormwater management;

iv. Require an earthwork balance to be achieved on-site with no import or export of 
soil, unless it can be demonstrated to the satisfaction of the Zoning Administrator 
that doing so would create more clearing and grading than by allowing the import 
or export of soil;

v. Require topsoil to first be stripped from areas proposed to be permanent access 
roads which will receive gravel or in any areas where more than a few inches of 
cut are required and stockpiled on-site to be later used to increase the fertility of 
areas intended to be seeded.

D. Solar Facility Screening and Vegetation Plan. A separate surety shall be posted for the ongoing 
maintenance of the project’s planted vegetative buffers as shown in the Site Plan in the amount 
of 100% of the installation cost of all planted vegetation in the vegetative buffer for three (3) 
years following the Commercial Operation date.

i. Site groundcover for the solar energy facility shall include a variety of 
native and non-invasive groundcovers that benefit birds, and bees, and 
other beneficial insects.

ii. Groundcover shall be expeditiously established following the completion of 
construction activities to minimize erosion and loss of soil.

iii. Use of herbicides to control and maintain groundcover during and post
construction shall be approved by the Zoning Administrator or their designee and 
administered by a licensed contractor.

E. Building and Electrical Plans: Applicant shall submit building and electrical plans to the 
Building Inspector for approval.

F. Professional wetland, stream, and Resource Protection Area delineations in accordance with 
state and federal regulations; field and/or GPS surveys of each.

G. US Army Corps of Engineers (USACE) Jurisdictional Determination, field or GPSsurveyed.
H. Copies of applicable USACE and/or DEQ permits.
I. A current field run and/or aerial topographic survey on contour intervals of two feet or less, to 

include limits of steep (>15%) slopes.
J. A field run boundary survey to meet minimum state standards.
K. Professional T&E species and cultural and historical resources reviews and approvals as 

noted in the project narrative.
L. Prior to Final Site Plan approval, the Applicant shall submit soil testing reports establishing 
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baseline pre- installation conditions and the Applicant or their assignee shall restore the Project 
site to at least predevelopment soil condition or other enhanced condition to facilitate the use of 
the project area for agricultural or silvicultural use as part of the decommissioning process, and 
as evidenced by post-decommissioning soils tests. Applicant shall provide ground water 
monitoring as required by the Ordinance.

9. Prior to commercial operation of the Project, the Applicant shall submit a report annually to the County 
Administrator outlining the Project permitting and development plan progress for the Project. Once 
operational, the Applicant shall submit an annual operational report to the County Administrator. 

10. The Applicant shall provide for construction phase third party inspections and submittal of inspection 
reports to the Surry County Building Official, at their expense, for the Project. These inspections and 
reports are itemized as follows: 

a. All inspections and reports required pursuant to the Virginia Erosion and Sediment Control 
Handbook,

b. Technical and engineering inspection reports including any advanced electrical inspections 
required pursuant to the National Electric Code.

11. The areas shown on the Site plan within the “Limits of Disturbance” may only be utilized for the operation 
and maintenance of the project, to include supporting structures and infrastructure, with the exception of 
battery storage, or any other means of electrical storage. Small batteries associated with inverters shall 
not be subject to this provision and shall be considered “supporting infrastructure.” Dual use of the area 
within the Limits of Disturbance for agricultural and silvicultural production, as applicable, shall be 
permitted.

12. Upon commencement of construction, Applicant will engage a Project Liaison between citizens, 
construction crews, maintenance teams and the Applicant. The contact information for the Project Liaison 
will be posted at each access, published on the Project’s website, and provided to Surry County Staff. 
The Project Liaison will remain in place until completion of construction. Appropriate Project contact 
information will be available for the remainder of the Project life. 

13. The Applicant shall submit an Emergency Response Plan with the first submission of the site plan. The 
plan shall include fire suppression methods that can be immediately deployed during both construction 
and operation of the Project. The plan shall also include a program of education and training to be 
provided for County emergency response staff with regards to safety for on-site emergency response.
Initiation and frequency of training will be coordinated between the Department of Emergency Services 
and the facility operator. The Applicant will include plans for the installation of a Knox Box at the facility 
to ensure emergency responders have access to the facility should the need arise, with the Final Site 
Plan.
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a. In addition to the Emergency Response Plan, a laminated Emergency Response Poster will be 
mounted near the front gate. The poster will include a general site plan, evacuation routes and 
muster points, emergency response chain of command, directions to the closest hospital, 
coordinates to the closest life flight landing area, and other pertinent information associated with 
the facility during an emergency response.

14. The Applicant shall test the soil at various locations throughout the Project approved by the County to 
monitor soil contents within the project for metals listed in the Resource Conservation and Recovery Act 
(the “RCRA 8”). Testing shall be conducted prior to construction of the Project (baseline testing), once 
every five (5) years during operation of the Project, and once following the completion of 
decommissioning by an independent third-party consultant mutually acceptable to the Applicant and the 
County, the cost of which will be borne by the Applicant. Testing results shall be submitted to the County 
by Applicant. Should any post-construction sampling test results indicate increased levels of RCRA 8 
contaminants relative to baseline testing, directly attributable to the Project, that exceed the EPA 
maximum contaminant level for the National Primary Drinking Water Regulations for the RCRA 8, then 
the Applicant shall coordinate with the Zoning Administrator, Virginia Department of Environmental 
Quality, Virginia Department of Health and/or other applicable state or federal agencies to determine 
necessary actions. 

15. Prior to Commercial Operation of the Project, the Applicant shall host training of local first responders
addressing site-specific hazards and site access. During the operation of the Project, additional training 
will be provided as deemed necessary by the Public Safety Coordinator.

16. The design, installation, maintenance, and repair of the Project shall be in accordance with the most 
current National Electrical Code (NFPA 70) and the Virginia Uniform Statewide Building Code. In the 
event of conflict between the code provisions cited herein, the Project will be constructed, maintained, 
and operated in accordance with all adopted codes under the Virginia Uniform Statewide Building Code.

17. Decommissioning. Surety securing the performance of decommissioning of the Project shall be provided 
in accordance with Va. Code §15.2-2241.2 and in a form acceptable to the Surry County Planning 
Director and Surry County Attorney. The Decommissioning Plan shall be updated every five (5) years, 
and as necessary, the Decommissioning Surety shall be adjusted to reflect the updated estimate of cost 
of decommissioning. Prior to the issuance of permits for installation of equipment, a detailed plan for 
decommissioning the Project in substantial compliance with §4.11 of the Ordinance and the 
Decommissioning Plan shall be provided to the County. The Project shall be decommissioned and 
removed within 126 months after the Project ceases electricity generation for a continuous 126-month 
period unless the owner or operator is maintaining the Project per all zoning and conditional use permit 
requirements and making good faith efforts to re-energize the site, in which case the Project shall not be 
required to be decommissioned. Decommissioning shall include removal of solar collectors, cabling, 
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electrical components, and any other associated items to a depth of at least 36”. 

18. All components of the Project which are removed from service due to damage during construction and 
operation will be collected and stored onsite in dry waste containers and either recycled or disposed of 
offsite, outside of Surry County, in accordance with applicable manufacturer and the Environmental 
Protection Agency (EPA) regulations.

19. The Applicant shall provide the County evidence that all necessary water withdrawal permits have been 
obtained prior to site plan approval.

20. No signage shall be permitted on the Property other than such notices, warnings, and identification 
information as required by law.

21. The County may withhold land disturbance permit until evidence is provided to Surry County that required 
local, state, and federal permits and approvals have been obtained. Limited land disturbance permits 
may be issued by the Zoning Administrator that authorize certain activities within the site (timbering, etc.). 
The zoning administrator may also issue land disturbance permits applicable to limited areas of the 
Project for which all required local, state and federal permits have been obtained.

22. The approved Conditional Use Permit (CUP) shall expire after four years from the date of approval if no 
substantial construction has taken place in accordance with the plans for which such use was granted 
unless the Board grants a longer period of time for good cause shown.

23. The Conditional Use Permit (CUP) will be binding on the Applicant or any successors or assigns of the 
Project. Applicant or any successor or assign shall notify the County upon any transfer or assignment of 
the Project of such transfer or assignment providing the County with contact information for any 
transferee.

24. If any condition imposed by this Conditional Use Permit is determined to be invalid, void or unenforceable 
by any court or other governmental authority having jurisdiction, such determination shall not invalidate, 
void or make unenforceable any other provision or condition of this Conditional Use Permit.

25. Violations and Revocation. 
a. Stop Work Orders. A violation of any type of the Surry County Zoning Ordinance, this Conditional 

Use Permit, any Studies or Plans required by this Conditional Use Permit, or any Solar Facility 
Siting Agreement may result in a Stop Work Order. Stop Work Orders may be issued 72 hours 
after delivery of a written notice of violation (“Pending Stop Work Order Notice”) by the Zoning 
Administrator to applicant via email or written notice to the Liaison. Upon issuance of a Pending 
Stop Work Order Notice, applicant shall meet and/or communicate with the County and determine 
a process for remedying the violation. Implementation of the remedial process to the County’s 
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satisfaction shall result in revocation of the Pending Stop Work Order Notice, or Stop Work Order, 
if issued.  

b. Extended Violations, CUP Revocation. Any violation of any type of the Surry County Zoning 
Ordinance, this CUP, any Studies or Plans required by this CUP or any Solar Facility Siting 
Agreement continuing for 60 days from the date a written notice of violation (“NOV”) is mailed to 
the Applicant’s point of contact, as set forth in the notice provision of the Siting Agreement, may 
result in revocation of this CUP if the applicant has failed to meet with the Zoning Administrator 
and submit a plan to address the violations cited in the NOV, or has failed to comply with such a 
plan. With respect to any road repairs necessitated by the applicant’s use of the roads during 
construction, any such repairs shall be made within a reasonable period of time after obtaining 
approval from VDOT. Failure to comply with any and all conditions as approved by the Board of 
Supervisors may result in this CUP being revoked after a public hearing by the Board.
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Proposed Conditional Use Permit (CUP) Conditions 

The following proposed CUP conditions are the initial step in the permitting process between the Applicant and 
Surry County. The Applicant developed the following conditions based upon the pre-application meeting with 
Surry County officials, conditions imposed by the County on other approved solar projects, and an initial review 
of the project by Summit Design & Engineering Services provided on August 16, 2023, and Planning Commission 
suggested amendments to the Solar Energy Ordinance adopted on December 6, 2018 as presented in the 
Agenda Packet for the October 28, 2024 Planning Commission meeting.

1. The Property shall be developed in substantial conformance with the submitted conceptual site plan
prepared by AES and dated December 12, 2023. 

2. The landscape buffer plan proposed on the concept plan exhibit is conceptual only at this time. A 50-foot 
vegetative buffer area will be implemented around the perimeter of the project area. Within the buffer area 
there shall be sufficient existing vegetation and trees to create an opaque visual barrier to screen the project 
area from view. If existing vegetation and trees are insufficient in providing an opaque visual barrier as 
determined by the Zoning Administrator to screen the project, then supplemental planting shall be 
implemented as approved by the Zoning Administrator. In areas without existing vegetation, then the 
applicant shall establish this landscaped strip consisting of four rows of staggered evergreens ten feet apart 
and on 15 foot centers. Such trees shall be at least five feet tall at the time of planting and expected to grow 
to a minimum height of 20 feet within 10 years. The landscape buffer design and required plantings will 
meet or exceed the minimum landscaping specifications as outlined in the Solar Energy Ordinance dated 
December 2018, Article IV, Supplementary Regulations, Section 4-607, and the Energy Project Amendment 
dated April 2023. The landscape buffer design will be reviewed in detail for approval during the site plan 
review process. 

3. Fencing shall be placed around the solar arrays, inverters, and substation only and not the whole site, in 
order to provide wildlife corridors. Fenced areas of the project shall be constructed using galvanized steel 
and in accordance with National Electric Code and the Ordinance standards but in no case shall exceed 7 
feet in height.

4. During the site plan review process, Applicant will demonstrate to the Zoning Administrator that 34.5kV lines 
connecting inverters to the project substation have either been placed within or adjacent to existing
overhead utility corridors, within or adjacent to other solar arrays and/or underground where technically and 
physically practical, accounting for natural and physical obstacles, existing electrical infrastructure, 
wetlands, electrical interference, recommendations of state agencies, etc. 

5. The Applicant will maintain applicable setbacks and screening on the Property, including side and rear yard 
setbacks (excluding all internal, participating parcel property lines), wildlife corridors, and existing natural 
vegetation providing a visual screen from adjacent properties and public roads.

6. Inverters shall be installed with noise dampening equipment or and inverters shall be set back a minimum 
of 500 feet from all non-participating parcel property lines and 750 feet from all existing residential 
structures. Additionally, audible sound from noise-generating equipment shall not exceed 60 dBA (A-
weighted decibels), as measured at any adjacent non-participating property line. The level, however, may 
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be exceeded during short-term exceptional circumstances, such as severe weather. 

7. The Project will implement best management practices for erosion and sediment control and stormwater 
management in alignment with the Virginia Stormwater Management Program and Virginia Stormwater 
Management Handbook. Enhanced stormwater management techniques, including retaining topsoil for 
expedited vegetation stabilization and initial seeding prior to mechanical and electrical installation within a 
drainage area will be utilized to improve stormwater runoff quantity and quality.

8. The Applicant shall submit the following Studies and Plans concurrently with the Final Site Plan. The Zoning 
Administrator may refer any of the studies or plans for the Project to a qualified consultant for review and 

which shall be determined in advance of the referral with the Applicant or their assignee.
A. Construction Management Plan. The Applicant shall prepare a Construction Management Plan for 

each applicable Site Plan for the Project, which shall address the following:
i. Construction Traffic Management Plan including mitigation measures shall be 

developed by the Applicant, owner or operator and shall be submitted to the Virginia 
Department of Transportation (VDOT) and Zoning Administrator for review and 

approval. This plan shall address traffic control measures, pre-and post-construction 
road evaluation, and any necessary repairs to the public roads that are required as a 

result of any damage from Project construction and/or expansion. VDOT permits 
must be received and be approved by VDOT prior to construction occurring on the 

area of the project served by the applicable VDOT approved entrance. 

ii. Project access planning, directing employee and delivery traffic to minimize conflicts 

with local traffic.
iii. A parking and staging plan shall be submitted as a part of the Final Site Plan 

approval and be submitted for various stages of the construction process. All 
subsequent construction processes shall also adhere to submitting a parking and 

staging plan prior to the commencement for expansion or decommissioning.
iv. Lighting. During construction of the Project any temporary construction lighting shall 

be positioned downward, inward, and shielded to eliminate glare from all adjacent 
properties. Lighting during operation of the Project shall be for security, repair and 

maintenance purposes only. Any on-site lighting provided for the operational phase 
of the Solar Facility shall be shielded away from adjacent properties and positioned 

downward to minimize light spillage onto adjacent properties.
v. Additionally, the Construction Traffic Management Plan shall include each of the 

following:  
i. Third party enforcement of the approved Construction Traffic Management 

Plan. 
ii. Prior to the start of construction, reinforcement of shoulders, clearing of 

roadside drainage ways, and road improvement where permissible through 
coordination with the applicable Virginia Department of Transportation 
(VDOT) office. 

iii. Limit construction traffic on Mill Swamp Road (State Route 623). 
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iv. A detailed description of what types of vehicles and activities are subject to 
the Construction Traffic Management Plan 
non- Construction Traffic Management Plan.  

v. Penalties for material non-compliance with the Construction Traffic 
Management Plan in accordance with the following:

First Violation: A written warning may be issued to the Applicant.
Second Violation: A monetary penalty of $10,000 may be 
imposed.
Third Violation: A monetary penalty of $20,000 may be imposed.
Subsequent Violations: For each subsequent violation, a 
monetary penalty of $50,000 may be imposed.
In no event shall monetary penalties assessed under the 
Transportation Plan exceed a total of $500,000.

B. Construction Mitigation Plan. The Applicant shall prepare a Construction Mitigation Plan for 
each applicable Site Plan for the Project to the satisfaction of the Zoning Administrator. Each 

plan shall address, at a minimum:
i. The effective mitigation of dust. All construction roads and construction areas 

shall minimize dust to the extent practicable by the use of a water truck or other 
method to keep sediment on the Property and not be of a general nuisance to 
the adjoining property owners during site construction and/or site expansion for 

the Project.
ii. Burning operations.
iii. Hours of construction. All pile driving shall be limited to 7:00am to 7:00pm, Monday 

through Friday 7:00am to 6:00pm and Saturdays from 7:00am to 5:00pm, except in 

cases of emergency. Except in cases of emergency, no construction is to occur on 
Sundays by any party involved with the Project. In the event of any emergency 

event necessitating divergence from the foregoing hours and days of operation, the 
Applicant shall notify the zoning administrator as soon as reasonably possible. No 

Sunday pile driving shall occur during site construction, expansion, or operation of 
the Project, unless otherwise approved by the Zoning Administrator. All other normal 

on-site construction activity is permitted Monday through Sunday Saturday in 
accordance with the provisions of the County Noise Ordinance.

iv. General construction complaints.
C. Grading Plan. The Project shall be constructed in compliance with the County-approved grading 

plan as approved by County staff prior to the commencement of any construction activities in 

coordination with the Erosion and Sediment Control Plan. The applicant shall construct, maintain, 
and operate the project in compliance with the approved plan. An E&S bond will be posted for the 

construction portion of the Project. The grading plan shall:
i. Clearly show existing and proposed contours;

ii. Note the locations and estimated amount of topsoil to be removed (if any) 
and the percent of the Site to be graded;

iii. Limit grading to the greatest extent practicable by avoiding slopes greater than
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fifteen (15) percent except where required for access roads and enhancement of 
natural topographic features for stormwater management;

iv. Require an earthwork balance to be achieved on-site with no import or export of 

soil, unless it can be demonstrated to the satisfaction of the Zoning Administrator 
that doing so would create more clearing and grading than by allowing the import 
or export of soil;

v. Require topsoil to first be stripped from areas proposed to be permanent access 
roads which will receive gravel or in any areas where more than a few inches of 

cut are required and stockpiled on-site to be later used to increase the fertility of 
areas intended to be seeded.

D. Solar Facility Screening and Vegetation Plan. A separate surety shall be posted for the ongoing 

of 100% of the installation cost of all planted vegetation in the vegetative buffer for three (3) 
years following the Commercial Operation date.

i. Site groundcover for the solar energy facility shall include a variety of 
native and non-invasive groundcovers that benefit birds, and bees, and 

other beneficial insects.
ii. Groundcover shall be expeditiously established following the completion of 

construction activities to minimize erosion and loss of soil.
iii. Use of herbicides to control and maintain groundcover during and post

construction shall be approved by the Zoning Administrator or their designee and 
administered by a licensed contractor.

E. Building and Electrical Plans: Applicant shall submit building and electrical plans to the 
Building Inspector for approval.

F. Professional wetland, stream, and Resource Protection Area delineations in accordance with 
state and federal regulations; field and/or GPS surveys of each.

G. US Army Corps of Engineers (USACE) Jurisdictional Determination, field or GPS surveyed.
H. Copies of applicable USACE and/or DEQ permits.

I. A current field run and/or aerial topographic survey on contour intervals of two feet or less, to 
include limits of steep (>15%) slopes.

J. A field run boundary survey to meet minimum state standards.

K. Professional T&E species and cultural and historical resources reviews and approvals as 

noted in the project narrative.
L. Prior to Final Site Plan approval, the Applicant shall submit soil testing reports establishing 
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baseline pre- installation conditions and the Applicant or their assignee shall restore the Project 

site to at least predevelopment soil condition or other enhanced condition to facilitate the use of 
the project area for agricultural or silvicultural use as part of the decommissioning process, and 

as evidenced by post-decommissioning soils tests. Applicant shall provide ground water 
monitoring as required by the Ordinance.

9. Prior to commercial operation of the Project, the Applicant shall submit a report annually to the County 
Administrator outlining the Project permitting and development plan progress for the Project. Once 
operational, the Applicant shall submit an annual operational report to the County Administrator. 

10. The Applicant shall provide for construction phase third party inspections and submittal of inspection 
reports to the Surry County Building Official, at their expense, for the Project. These inspections and 
reports are itemized as follows: 

a. All inspections and reports required pursuant to the Virginia Erosion and Sediment Control 
Handbook,

b. Technical and engineering inspection reports including any advanced electrical inspections 
required pursuant to the National Electric Code.

11. The areas shown on the 
and maintenance of the project, to include supporting structures and infrastructure, with the exception of 
battery storage, or any other means of electrical storage. Small batteries associated with inverters shall 

within the Limits of Disturbance for agricultural and silvicultural production, as applicable, shall be 
permitted.

12. Upon commencement of construction, Applicant will engage a Project Liaison between citizens, 
construction crews, maintenance teams and the Applicant. The contact information for the Project Liaison 

The Project Liaison will remain in place until completion of construction. Appropriate Project contact 
information will be available for the remainder of the Project life. 

13. The Applicant shall submit an Emergency Response Plan with the first submission of the site plan. The 
plan shall include fire suppression methods that can be immediately deployed during both construction 
and operation of the Project. The plan shall also include a program of education and training to be 
provided for County emergency response staff with regards to safety for on-site emergency response.
Initiation and frequency of training will be coordinated between the Department of Emergency Services 
and the facility operator. The Applicant will include plans for the installation of a Knox Box at the facility 
to ensure emergency responders have access to the facility should the need arise, with the Final Site 
Plan.
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a. In addition to the Emergency Response Plan, a laminated Emergency Response Poster will be 
mounted near the front gate. The poster will include a general site plan, evacuation routes and 
muster points, emergency response chain of command, directions to the closest hospital, 
coordinates to the closest life flight landing area, and other pertinent information associated with 
the facility during an emergency response.

14. The Applicant shall test the soil at various locations throughout the Project approved by the County to 
monitor soil contents within the project for metals listed in the Resource Conservation and Recovery Act 

r to construction of the Project (baseline testing), once 
every five (5) years during operation of the Project, and once following the completion of 
decommissioning by an independent third-party consultant mutually acceptable to the Applicant and the 
County, the cost of which will be borne by the Applicant. Testing results shall be submitted to the County 
by Applicant. Should any post-construction sampling test results indicate increased levels of RCRA 8 
contaminants relative to baseline testing, directly attributable to the Project, that exceed the EPA 
maximum contaminant level for the National Primary Drinking Water Regulations for the RCRA 8, then 
the Applicant shall coordinate with the Zoning Administrator, Virginia Department of Environmental 
Quality, Virginia Department of Health and/or other applicable state or federal agencies to determine 
necessary actions. 

15. Prior to Commercial Operation of the Project, the Applicant shall host training of local first responders
addressing site-specific hazards and site access. During the operation of the Project, additional training 
will be provided as deemed necessary by the Public Safety Coordinator.

16. The design, installation, maintenance, and repair of the Project shall be in accordance with the most 
current National Electrical Code (NFPA 70) and the Virginia Uniform Statewide Building Code. In the 
event of conflict between the code provisions cited herein, the Project will be constructed, maintained, 
and operated in accordance with all adopted codes under the Virginia Uniform Statewide Building Code.

17. Decommissioning. Surety securing the performance of decommissioning of the Project shall be provided 
in accordance with Va. Code §15.2-2241.2 and in a form acceptable to the Surry County Planning 
Director and Surry County Attorney. The Decommissioning Plan shall be updated every five (5) years, 
and as necessary, the Decommissioning Surety shall be adjusted to reflect the updated estimate of cost 
of decommissioning. Prior to the issuance of permits for installation of equipment, a detailed plan for 
decommissioning the Project in substantial compliance with §4.11 of the Ordinance and the 
Decommissioning Plan shall be provided to the County. The Project shall be decommissioned and 
removed within 126 months after the Project ceases electricity generation for a continuous 126-month 
period unless the owner or operator is maintaining the Project per all zoning and conditional use permit 
requirements and making good faith efforts to re-energize the site, in which case the Project shall not be 
required to be decommissioned. Decommissioning shall include removal of solar collectors, cabling, 



Sycamore Cross Solar Project
Conditional Use Permit Application
Proposed Conditions 7

26220/4004/11554843v1

18. All components of the Project which are removed from service due to damage during construction and 
operation will be collected and stored onsite in dry waste containers and either recycled or disposed of 
offsite, outside of Surry County, in accordance with applicable manufacturer and the Environmental 
Protection Agency (EPA) regulations.

19. The Applicant shall provide the County evidence that all necessary water withdrawal permits have been 
obtained prior to site plan approval.

20. No signage shall be permitted on the Property other than such notices, warnings, and identification 
information as required by law.

21. The County may withhold land disturbance permit until evidence is provided to Surry County that required 
local, state, and federal permits and approvals have been obtained. Limited land disturbance permits 
may be issued by the Zoning Administrator that authorize certain activities within the site (timbering, etc.). 
The zoning administrator may also issue land disturbance permits applicable to limited areas of the 
Project for which all required local, state and federal permits have been obtained.

22. The approved Conditional Use Permit (CUP) shall expire after four years from the date of approval if no 
substantial construction has taken place in accordance with the plans for which such use was granted 
unless the Board grants a longer period of time for good cause shown.

23. The Conditional Use Permit (CUP) will be binding on the Applicant or any successors or assigns of the 
Project. Applicant or any successor or assign shall notify the County upon any transfer or assignment of 
the Project of such transfer or assignment providing the County with contact information for any 
transferee.

24. If any condition imposed by this Conditional Use Permit is determined to be invalid, void or unenforceable 
by any court or other governmental authority having jurisdiction, such determination shall not invalidate, 
void or make unenforceable any other provision or condition of this Conditional Use Permit.

25. Violations and Revocation. 
a. Stop Work Orders. A violation of any type of the Surry County Zoning Ordinance, this Conditional 

Use Permit, any Studies or Plans required by this Conditional Use Permit, or any Solar Facility 
Siting Agreement may result in a Stop Work Order. Stop Work Orders may be issued 72 hours 

Administrator to applicant via email or written notice to the Liaison. Upon issuance of a Pending 
Stop Work Order Notice, applicant shall meet and/or communicate with the County and determine 
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satisfaction shall result in revocation of the Pending Stop Work Order Notice, or Stop Work Order, 
if issued.  

b. Extended Violations, CUP Revocation. Any violation of any type of the Surry County Zoning 
Ordinance, this CUP, any Studies or Plans required by this CUP or any Solar Facility Siting 
Agreement continuing for 60 days from the date a written notice of violati

result in revocation of this CUP if the applicant has failed to meet with the Zoning Administrator 
and submit a plan to address the violations cited in the NOV, or has failed to comply with such a 

construction, any such repairs shall be made within a reasonable period of time after obtaining 
approval from VDOT. Failure to comply with any and all conditions as approved by the Board of 
Supervisors may result in this CUP being revoked after a public hearing by the Board.
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The AES Corporation   |   4200 Innslake Drive, Ste 302   |   Glen Allen, VA 23060

February 22, 2024

Department of Planning & Community Development
c/o Horace H. Wade III, AICP, CZA
Director, Planning & Community Development
45 School Street 
Surry, VA 23883

Re: Conditional Use Permit and 2232 Review Application Submittal for Sycamore Cross Solar 
Project 

Dear Mr. Wade,

Please find enclosed Sycamore Cross Solar, LLC’s submittal of an application for a 
Conditional Use Permit and Request for 2232 Review for a photovoltaic solar generation facility 
of up to 240 megawatts located in Isle of Wight and Surry Counties. We are submitting this 
information in electronic format per your guidance. In the event hard copies are required, please 
contact me and we will provide them. 

Thank you for your cooperation and guidance with the application process. We look 
forward to working with you, your staff, and consultant to answer questions and offer any needed 
clarity. The AES team is available to meet or talk at your convenience. I can be reached using the 
contact information provided in the signature below.

Sincerely,

Gregory S. Creswell
Greg Creswell 
Senior Project Development Manager 
804-334-9882
Gregory.Creswell@aes.com
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Project Narrative  

PROJECT OVERVIEW

Sycamore Cross Solar, LLC, a subsidiary of AES Clean Energy (AES), is proposing to build a 
photovoltaic (PV) solar generation facility of up to approximately 240 megawatts to be located on 
2488 acres in Surry and Isle of Wight Counties, Virginia (Project). 

Within Surry County, the Sycamore Cross project arrays will be developed on three parcels 
(parcel ID 60-9, 60-17, and 61-3) totaling 806 acres, of which approximately 125 acres will be 
fenced (the “Project Parcels”). Additionally, there are three parcels (parcel ID 60-1-1, 61-2, and 
61-4) which will be utilized as easement only parcels (the “Easement Parcels”). The Easement  
Parcels will only contain medium voltage feeder lines which will connect the fenced, solar 
generating equipment areas to the Project substation. All six parcels are zoned M-1 and were 
previously approved for solar as part of the Cavalier Solar Project (CUP 2021-01 (“Cavalier 
Solar”)). The areas of the Project Parcels to be developed for Sycamore Cross Solar were not 
used for Cavalier, allowing Sycamore Cross to optimize land that has already been rezoned to M-
1 and designated as “Approved and Existing Solar” in the Surry County Comprehensive Plan as 
amended March 2023. In addition to utilizing land that Surry County has already zoned and 
identified in this way,  the Sycamore Cross project will follow the same utility corridors as Cavalier 
Solar as a method to minimize potential impacts to viewshed.

The Project study area is shown on the orthoimagery and U.S. Geological Survey Project Location 
Maps (Figures 1 and 2). As described in Section 10-163 of the Surry County Solar Energy 
Ordinance (Solar Energy Ordinance), the M-1 zoning district allows for solar farms with the 
approval of a conditional use permit (CUP).  

The proposed Project satisfies the goals and objectives of the most recent Surry County 
Comprehensive Plan (Plan), adopted in September 2020 and the 2023 Plan Amendment. This is 
further discussed in Section 3 of this application. 

This CUP application package and associated fees (Attachment A) are being submitted to Surry
County in accordance with Appendix A Article I Sec. 1-501 Conditional Use Permits and Article 
IV Division 4 Section 10-163, allowable zoning districts, applicable codes and inspections. 
Additionally, a list of proposed CUP conditions for the Project are included in Attachment B and 
further detailed throughout this document.  

PROJECT APPLICANT

Sycamore Cross Solar, LLC is wholly owned by AES Clean Energy (AES; the “Applicant”). Since 
1981, AES has been headquartered in the Commonwealth of Virginia. Our commitment is to 
provide clean and reliable energy in a way that benefits every Virginian. Currently, we operate 
660 megawatts (MW) of renewable energy in Virginia, with an additional 415 MW of renewable 
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energy permitted and in construction. These projects bring extensive economic benefits to their 
respective communities through the creation of hundreds of construction jobs at each site, 
stimulus of the local economy when we provide employment and buy from area businesses, and 
substantial tax revenue generation that helps fund county services such as emergency response, 
public education, and the deployment of broadband.

Within Virginia, renewable energy development is critical to fulfill the promise of the Virginia Clean 
Economy Act of 2020 to transition the Commonwealth’s electric grid to 100% clean energy by 
2050. AES remains committed to working with our stakeholders to co-create and deliver the 
smarter, greener energy solutions that meet their needs, benefiting the local community and 
economy. 

DESIGN

The Project will consist of solar PV modules on a single axis tracker system and associated 
electrical equipment and materials necessary to collect the energy produced. The system will be 
comprised of UL-listed components and installed according to the National Electric Code. The 
maximum panel height will be less than 18 feet above grade at maximum tilt in accordance with 
Chapter 10 Article IV Division 4 Sec. 10-157 of the Surry County Code of Ordinances (County 
Code). The facility will be secured by a 6-foot-tall chain link fence with three strands of barbed 
wire as required by Sec. 10-156 or other fencing method approved by Zoning Administrator. 

Solar energy facilities generate minimal noise during operation. The Solar Energy Ordinance 
states that noise requirements for solar energy projects shall be no more stringent than noise 
requirements for other types of development in the underlying zoning district. The underlying 
zoning districts are M1 and M2 and include, but are not limited to, agricultural, civic, commercial, 
industrial, and miscellaneous use types. While there are no noise requirements specified for listed 
use types for M1 and M2 zoning in the County Code, the Applicant proposes a minimum 250-foot 
setbacks for inverters to mitigate adverse effects of noise per County Code Sec. 5-104.f. A third 
party consultant conducted  a preliminary noise evaluation utilizing a computer aided noise 
abatement program and the manufacturer’s specifications for anticipated inverters. Based on the 
manufacturer’s information, the proposed inverters will emit 65 decibels (dB) within a 10-meter 
(32-foot) radius. At approximately 250 feet from the inverter, the anticipated decibel level would 
be approximately 47 dB. According to the Environmental Protection Agency (EPA) Protective 
Noise Levels Condensed Version Of EPA Levels Document published November 1978, 
“maintaining 55[dB] outdoors should ensure adequate protection for indoor living” and “[r]ural 
populations enjoy average outdoor sound levels generally lower than 50dB”. This 250-foot 
setback, in addition to the proposed vegetative buffers, should provide adequate noise protection 
for adjacent landowners. However, to address one of the strategy recommendations of the 
Comprehensive Plan, where practicable, the Applicant will incorporate 750-foot setbacks from 
noise-generating equipment. 
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Areas under the panels will be planted with local grasses and forbs; non-panel areas will be 
planted with wildlife- and pollinator-friendly vegetation to the extent practicable; and wildlife 
corridors will be maintained as shown in the Conceptual Plan (Attachment C). 

Setbacks will meet or exceed requirements within Section 10-155 of the Solar Energy Ordinance. 
As shown in Attachment C, the Conceptual Plan meets the setbacks for the zoning district in 
which the Project is located. 

The Project will interconnect at the existing VEPCO Septa substation, located in Isle of Wight 
County. The project collector station will be on land adjacent to the VEPCO Septa Substation 
which is shared with the Cavalier Solar project and identified on Attachment C.  The existing 
project collector station pad was approved by Isle of Wight County and has been built as part of 
the Cavalier Solar project. No additional civil work is expected to be needed to complete the 
project collector station for the Sycamore Cross project.  Further, Sycamore Cross will share with 
the Cavalier Solar project a generation tie-line to interconnect to the VEPCO Septa substation. 
The generation tie-line improvements have been approved and built as part of the Cavalier Solar 
project. No additional interconnection improvements will be required by Dominion Energy.

Stormwater and grading plans will be carefully designed with potential impacts to neighboring 
properties in mind. Stormwater plans will be prepared and sealed by a Virginia-licensed 
Professional Engineer and will be submitted to Surry County for approval as part of the Site Plan 
Application. 

The design of operations and maintenance buildings and related structures will incorporate 
materials, colors, textures, screening, and landscaping that will blend the facilities to the natural 
setting and surrounding structures in accordance with Sec 10-152 of the Solar Energy Ordinance. 
No signage of any type will be placed on the facility other than notices, warnings, and identification 
information required by law or as approved by the Zoning Administrator. Construction parking and 
staging signs will be clearly placed at ingress and egress points to direct traffic to the proper 
location. Appropriate warning signage will be placed on all towers, electrical equipment, and 
Project site ingress and egress points. Signs will be clearly marked at the Project site for 
emergency vehicle ingress and egress in accordance with Sec. 10-153 of the Solar Energy 
Ordinance.

INTERCONNECTION 

The final interconnection service agreement identifying the transmission capacity was executed 
on April 3, 2023. The maximum facility output is 240 MW, which is also referred to as the “installed 
capacity”, and the Project has rights to inject the full 240 MW into the grid. 

LAND USE AND ZONING

As noted in the Project Overview, the Project Parcels and Easement Parcels within Surry County 
were previously rezoned in July 2022 from Agricultural-Rural (“A-R”) to M-1 as part of the Cavalier 
Solar project. The M-1 zoning district allows utility-scale solar facilities with approval of a CUP.  
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Also noted in the Project Overview, the Project Parcels and Easement Parcels have been shown 
as “Approved and Existing Solar” in the Surry County Comprehensive Plan as amended March 
2023 Therefore, the Project has submitted a CUP application form and will comply with the 
requirements and development standards outlined in the County Code and Solar Energy 
Ordinance. The Applicant has fulfilled the requirements of Section 10-125 of the Solar Energy 
Ordinance by providing a copy of the documentation showing the right to use the properties 
(Attachment D). 

Furthermore, the proposed solar facility also preserves land which may be returned to its original 
agricultural use or to silviculture use after the life of the project has concluded, if desired at that 
time. While in use by the proposed solar facility, the land cannot be sold for development of 
residential or commercial use, and the quality of the soil will likely be improved over the projected 
35-year life of the Project. 

VISUAL IMPACT 

A Visual Impact Assessment was performed by Tetra Tech and is provided in Attachment E. This 
analysis determined that based on the proposed mitigating measures including landscaping and 
screening, the Project will have little to no impact on the existing viewshed. To ensure minimal 
viewshed impacts, the Project has implemented setbacks from adjoining parcels and residences 
in accordance with the County Code; furthermore, the Project Conceptual Plan (Attachment B) 
includes proposed landscaping and screening to be established and maintained within these 
buffers, as shown in the visual simulations included in Attachment E. This screening will be 
maintained and supplemented as necessary throughout the life of the Project. 

TRAFFIC IMPACT

Project construction is expected to begin in Q2 2025 and is forecasted to be completed by Q4 
2026. Construction will take place between the hours of 7 a.m. and 7 p.m., Monday through 
Saturday. Construction and decommissioning of the Project may cause temporary impacts to 
traffic flow in the direct vicinity of the Project site but will not adversely impact traffic during the 
normal operation phase of the Project. Construction activities and associated construction traffic 
for the Cavalier Solar project are expected to be completed and end before construction starts for 
the Sycamore Cross Project. 

To date, several roads adjacent to the Project were assessed for potential construction traffic 
routes and ultimately, three routes were selected for consideration. These routes were selected
based on Virginia Department of Transportation (VDOT) road characterizations, bridges, road 
widths, road conditions, average daily traffic counts, and impacts to residential corridors. The 
Applicant has submitted a preferred route, which bifurcates construction traffic into 3 distinct 
routes for varying purposes; a delivery route, a daily employee route, and a heavy haul escorted 
route. The delivery route would make use of preferred roads to and from site leading to a single 
staging area within the site located near the intersection of Sycamore Cross Dr., Mill Swamp Rd., 
and Proctor’s Bridge Rd. in Isle of Wight. The daily employee route suggests preferred routing for 
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all daily employees travelling to and from site to a centralized parking location on Ramsey Rd. in 
Isle of Wight. From there, daily employees would be shuttled to areas of the project for the day. 
The heavy haul escorted route is used for delivery of equipment from the staging area to various 
arrays throughout the Project site. These routes have also been submitted to the VDOT Franklin 
Residency and Isle of Wight County Planning Department and Transportation Department for 
consideration and input. 

The proposed Traffic Management Plan depicting the three routes evaluated, the preferred route, 
and the daily employee route is included in Attachment F. A complete traffic management plan 
will be submitted for review and approval prior to building permit approval. 

COMMUNITY ECONOMIC IMPACT 

An assessment of the impact on the immediate vicinity of the Project and the greater Surry County
community was prepared by Mangum Economics (Attachment G). The Project will generate tax 
revenue for the County without increasing demand for public utilities or services, allowing 
increased investment in services and infrastructure. Depending on the tax revenue stream the 
County chooses to pursue, the Project may provide approximately $1.8 million in tax revenue for 
Surry County. Additionally, construction of the Project will create approximately 197 direct, 
indirect, and induced jobs during construction. Based on the IMPLAN model, these 197 jobs will 
provide annually $9.9 million in associated wages and benefits as well as $91.6 million in total 
economic output. 7 full-time jobs are estimated during the operational period of the Project
annually providing $0.6 million in associated wages and benefits and $1.6 million in economic 
output.

ENVIRONMENTAL RESOURCES 

The Project will avoid, minimize, or mitigate potential impacts to natural and cultural resources as
provided below:

Water Resources

Tetra Tech performed a wetland delineation of the Project site through several field surveys 
October 2022 through June 2023. Impacts to wetlands and waters of the United States will be 
avoided through Project design, and a 50-foot buffer area around water resources, to the extent 
practicable, as shown in the Preliminary Conceptual Plan, Attachment B. These resources will be 
delineated and clearly flagged for avoidance during construction in areas where avoidance is 
possible. Construction of the Project may cause temporary water quality impacts in the form of 
increased sediment runoff during land disturbing activities; however, best management practices 
(BMPs) will be implemented to avoid and minimize impacts to surface water features. Ultimately, 
the Project will likely lead to improved water quality in the area because runoff of pesticides and 
other inputs to or byproducts of farming will be reduced or eliminated. Groundwater testing will be 
performed prior to, during, and upon completion of construction, and every five years thereafter
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until the project is decommissioned; results will be provided to the County Planning Department 
per Article IV, Sec. 10-160. 

Threatened and Endangered Species

An initial desktop assessment performed by Tetra Tech identified several protected species as 
having the potential to occur within the Project study area. Field surveys of the Project study area 
were conducted in October 2022 through April 2023. These surveys identified potential presence 
of six protected species – the bald eagle (Haliaeetus leucocephalus), red-cockaded woodpecker
(Picoides borealis), northern long-eared bat (Myotis septentrionalis), Rafinesque’s eastern big-
eared bat (Corynorhinus rafinesquii macrotis), tri-color bat (Perimyotis subflavus), and the yellow 
lance (Elliptio lanceolata). Both the bald eagle and red-cockaded woodpecker were determined 
to be unlikely to be adversely affected by the Project. Suitable habitat was found on site for the 
other four species, and agency consultation was recommended which will be enacted as part of 
any necessary federal and state permitting efforts. Adherence to recommendations of the state 
and federal agencies having jurisdiction over these species and applicable habitat will be 
implemented to the greatest practicable extent.

HISTORICAL AND CULTURAL RESOURCES 

A Phase 1A Cultural Resource Assessment was completed by Dutton + Associates, LLC in March 
2023. This analysis indicated that no National Register of Historic Places (NRHP) listed resources 
are present within the fenced Project area. There are three desktop mapped potential resources 
that are located within the fenced Project area. This report and its findings are subject to review 
by the Virginia Department of Historic Resources (VDHR) for concurrence on resource eligibility 
and recommendations for further evaluation. Any resources identified through coordination with 
VDHR will be avoided and/or mitigated for with setbacks that adhere to Surry County 
recommendations in connection with approval of this application. 

BUFFERS AND LANDSCAPING

In accordance with the Solar Energy Ordinance and pursuant to the County Code Appendix A, 
Article IV, Supplementary Regulations, Sec. 4-607, Utility Service/major, a continuous evergreen 
vegetative buffer is required around the perimeter of solar facilities. Preexisting vegetation will be 
utilized where it provides acceptable screening. Landscaping will include a triple row of staggered 
evergreen and deciduous species and of varying heights at maturity where existing vegetation is 
not being retained. In accordance with Ch. 10 Article IV Sec. 10-158, the evergreens at time of
planting shall be a minimum of four (4) feet in height and at maturity will be at least six (6) feet in 
height. Trees shall be planted no more than ten (10) feet on center.

DECOMMISSIONING

The operating period of the Project is anticipated to be approximately 35 years. At the end of the 
useful life of the Project, Sycamore Cross Solar, LLC, will be responsible for decommissioning 
the Project. The project will comply with all decommissioning requirements outlined in Section 10-
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161 of the Solar Energy Ordinance. Prior to final site plan approval, Sycamore Cross Solar, LLC 
will finalize and submit to the County a decommissioning plan and associated written agreement 
to decommission the Project equipment, facilities, and devices. The decommissioning security 
amount will be determined and posted based on an estimate provided in the decommissioning 
plan.
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Comprehensive Plan Analysis for Sycamore 
Cross Solar (the “Project”)

INTRODUCTION

In Virginia, pursuant to Virginia Code Section 15.2-2232, the County Planning Commission  
determines whether the “general or approximate location, character and extent” of certain public 
facilities is “substantially in accord with the adopted comprehensive plan or part thereof” unless  
the proposed public facility is a feature “already shown on the adopted master plan or part 
thereof.”

The Surry County 2040 Comprehensive Plan was adopted in September of 2020 and a 
supplement to the Plan (a “part thereof”), the “Energy Projects Amendment” (the “Amendment”),
was adopted in March of 2023 (collectively referred to as the “Comprehensive Plan”). The 
Amendment contains a map identifying the ”Approved and Existing Solar” projects in the County.
As depicted on Exhibit A - Surry County Comprehensive Plan Land Use Location, attached to this 
document, the Project is within the area designated as Approved and Existing Solar under the 
Amendment, as it will be located on parcels which were rezoned to Industrial and where the Board 
previously determined that a solar facility conforms with the County’s Comprehensive Plan and
issued a Conditional Use Permit for the construction of Cavalier Solar in 2021 (the “Project Area”). 
Thus, a public utility facility feature – and a solar facility in particular -- is “already shown”  on the 
part of the Comprehensive Plan that depicts the locations of approved energy projects; as such, 
the Project clearly satisfies the requirement that “the general location or approximate location, 
character, and extent thereof" is “substantially in accord” with the Comprehensive Plan pursuant 
to Virginia Code Section 15.2-2232(A). Additionally, pursuant to the adoption of the Cavalier Solar 
Siting Agreement adopted by the Board of Supervisors in 2021, the Board of Supervisors has 
already determined that solar facilities in the Project Area are substantially in accord with the 
Comprehensive Plan. See Virginia Code Section 15.2-2316.9 (execution of a Siting Agreement 
by the Board of Supervisors deems a solar project to be “substantially in accord” with the 
comprehensive plan, satisfying the requirements of  Virginia Code Section 15.2-2232).

In these circumstances, it is clear that the proposed Project’s “general location or approximate 
location, character, and extent" is “substantially in accord” in with the Comprehensive Plan.1

Nevertheless, we provide the following additional analysis to demonstrate more particularly for 
purposes of supporting the Conditional Use Permit application. 

The Comprehensive Plan, particularly in the Amendment, directly addresses siting of solar 
facilities, identifying the following key considerations:

Requiring facilities to be located within specific zoning districts;

1 “Generally, ‘substantially’ means ‘largely, but not wholly.’”  Albemarle Land Use Handbook, E-2 
(discussing the standard for “2232 review”).



Sycamore Cross Solar Project 
Conditional Use Permit Application
Comprehensive Plan Analysis  2 

Mitigating impacts related to scale of solar facilities;

Requiring facilities to be located outside of Residential Corridors and Residential 
Investment Areas;  

Requiring facilities to be located adjacent or nearby to existing electric transmission lines;

Mitigating direct and indirect impacts to sensitive resources including historic sites, places 
of worship, and cemeteries; and

Mitigating impacts to habitat, soil erosion, and stormwater runoff. 

The Project’s general or approximate location, character and extent are consistent with all the 
above considerations, and therefore, is substantially in accord with the Plan, as described in 
further detail below.

Section 1: Specific Comprehensive Plan Guidance on Siting of Solar 
Facilities: 

The Amendment updated Objective 5 of the Future Land Use Goals in the 2040 Comprehensive 
Plan and the associated “Strategies” for implementation of those objectives. Below is an analysis 
of how the Project relates to this objective and its associated strategies. Amendment language is 
in bold and italics. 

Objective 5: When assessing potential energy projects, Surry County should balance the 
benefits of renewable energy, the interests of property owners, and the best interest of the 
County as a whole, including the impacts to natural, agricultural, and cultural resources. 

Strategy 1: (Omitted) This strategy only applies to distributed energy projects. 

Strategy 2: The County supports preserving the agricultural character of Surry and limiting 
the sum of all project site areas for community-scale energy facilities and utility-scale 
energy facilities… to no more than 10% of developable land within the County, or 15,278 
acres in total.  

It is our understanding that the limits for utility scale energy facilities stated above are based on 
total parcel acreage, rather than on project limits of disturbance within a parcel. In other words, 
when a project is submitted and approved, the land developed by the specific project to be 
counted toward the stated limit is determined by the acreage of the parcel on which the project is 
sited. The Project is proposed to be sited on land already zoned M-1, already designated for solar 
use, and already counted toward the recommended limit. Therefore, Sycamore Cross can be 
developed without increasing the total developed acreage, consistent with this Comprehensive 
Plan objective and strategy. 

Furthermore, while Sycamore Cross would be developed within timberland in Surry County, its 
development would not require the use of any lands currently used for crop production. It is 
possible that after decommissioning, the land could become farmable land, in which case Surry 
County could realize an increase in land used for crop production based on the 125 acres of 
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timberland being developed for the Project. Thus Sycamore Cross not only preserves the 
agricultural character, but potentially increases useable crop production land after project life.  

Strategy 3: The County will consider applications for new utility-scale energy facilities and 
community-scale energy facilities, provided that they meet the following criteria:

a. The project site is not located in Residential Corridors or Residential Investment 
Areas.
The project site is not located within a Residential Corridor or Residential Investment Area.

b. The center of the project site, defined as the centroid of energy-generating or 
energy storage equipment, is within 1 mile of existing high-voltage electric 
transmission lines. 
The Plan also requires generating facilities to be located adjacent to or close to existing 
electric transmission infrastructure. The centroid of the Surry project area is likely within a 
2-mile radius of the HV line but the property is already rezoned and no additional HV 
transmission line infrastructure will be required.  Moreover, the presence of these existing 
transmission lines is indicative of the appropriateness of this location for a project of this 
scale, further confirming that the location, character and extent of this public utility is 
appropriate here.

c. No part of the project site is within 0.5 miles of historic sites.
The project site is not located within 0.5 miles of a listed historic site based on the map 
provided in the Plan

d. No part of the facility is in any historic or otherwise significant viewshed in the 
County, as determined by staff.  
No part of the facility is in any historic or otherwise significant viewshed in the County.  
Additionally, vegetative buffering will be implemented to minimize any views for adjacent 
communities and viewshed impacts are further mitigated by the Project design and use of 
existing infrastructure, as discussed above in 3.b.

e. No part of the facility is within 750 feet of the property lines for any place of worship 
or cemetery.
The project site is not located within 750 feet of the property lines of any formal place of 
worship or listed cemeteries. We will continue to work with the Virginia Department of 
Historic Resources through the permitting process to minimize impacts to sensitive 
resources.

f. The project site incorporates contiguous, unfenced, undisturbed natural areas to 
serve as wildlife passage corridors.
Wildlife corridors are provided throughout the project and habitat fragmentation will be 
minimized by siting the project directly adjacent to an existing solar facility.  

g. The project site utilizes best practices to maintain biodiversity and soil quality. 
Topsoil will be retained on site for project stabilization. Additionally, the project operations 
and maintenance team will develop a plan to maintain vegetation and soil throughout the 
life of the project. The project will implement best practices to avoid and minimize impacts 
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to wetlands, streams, and federal and state-listed threatened and endangered species to 
the extent practicable. Any anticipated impacts will be coordinated, mitigated, and 
permitted through the appropriate authorities having jurisdiction.

h. The project site is screened by vegetation that will prevent the facility from being 
seen from residential, commercial, or mixed-use areas. 
Most areas of the proposed project are setback from the road and shielded from view by 
existing forested and/or wetland areas that will be preserved as buffer. A 50' vegetative 
buffer is proposed in areas where natural vegetation may be absent. This would typically 
consist of 3 staggered rows of deciduous and evergreen trees, shrubs, and plants. All 
plantings will be native plants and pollinators will be incorporated to the extent practicable.  

i. Any noise-generating equipment installed with sound dampening equipment and/or 
located a minimum of 750 feet away from any adjacent residential, commercial, or 
mixed-use parcels to eliminate noise impacts to neighboring uses.
Strategy 3i. is intended to mitigate potential nuisance from any noise generating 
equipment. It should be noted that the suggested mitigation strategy of setting back a 
prescribed distance makes no reference to the sound level of the generating equipment 
at its origin or the sound level at the prescribed distance.
The Project conceptual site plan is not at a point to provide exact inverter locations to 
confirm compliance with a 750-foot setback but we are taking into consideration 
minimizing noise impacts to adjacent neighboring uses. At this stage, the Project 
anticipates a minimum 250-foot setback from any adjacent property boundaries. Based 
on the proposed inverter manufacturer’s information, the proposed inverters will emit 60 
decibels (dB) within a 10-meter (32-foot) radius. At approximately 250 feet from the 
inverter, the anticipated decibel level would be approximately 45 dB. According to the 
Environmental Protection Agency (EPA) Protective Noise Levels Condensed Version Of 
EPA Levels Document published November 1978, “maintaining 55[dB] outdoors should 
ensure adequate protection for indoor living”. This 250-foot setback, in addition to the 
proposed vegetative buffers, should provide adequate noise protection for adjacent 
landowners. Additionally, to align with this strategy, the Applicant will incorporate 750-foot 
setbacks where practicable. 

j. The project site complies with or exceeds erosion and sediment control 
requirements.  
DEQ is the lead agency for developing and implementing the Commonwealth’s statewide 
program to protect water quality and quantity from stormwater runoff. A permits will be 
required to discharge stormwater from the Project’s construction activities under the 
Virginia Stormwater Management Program (VSMP).

The Department of Environmental Quality (DEQ) issued a technical memo on March 29, 
2022 stating that starting immediately, DEQ is implementing an updated post-
development stormwater management policy for solar projects subject to VSMP 
requirements, specifically, that ground mounted solar panels shall be considered 
unconnected impervious surface. The DEQ published a subsequent memorandum on 
April 14, 2022, in which it recognized that solar projects in advanced stages of design or 
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implementation due to a number of fiscal, contractual and other GM 22-2012 obligations,
need to be considered in the implementation timing of the March 29, 2022 memo. 
Specifically, the April memorandum states: ““Therefore, any solar project that does not 
obtain an interconnection approval by a regional transmission organization or electric 
utility by December 31, 2024 must comply with the requirements detailed in the 
Department’s March 29, 2022, memorandum, which will be further clarified in an agency 
guidance document.”  

Since the Project has obtained an interconnection approval by PJM, the regional 
transmission organization, as of April 3, 2023, the project will abide by the VSMP 
requirements for erosion and sediment control, and best management practices will be 
utilized per those requirements. A Virginia Pollutant Discharge Elimination System 
(VDPES) permit will be acquired prior to the construction of the project. To obtain this 
permit, a Stormwater Pollution Prevention Plan, Virginia Reduction Runoff Method 
worksheet, and best management practices will be developed and provided to the DEQ 
for review and approval. 

k. The project site is a minimum of 0.5 miles from any existing community-scale or 
utility-scale energy project sites. 
It is the applicant’s understanding that the intent of this strategy is to minimize density of 
solar throughout the county. This strategy – like the other recommended strategies is a 
suggestion for how to achieve Objective 5, which provides in part that “Surry County 
should balance the benefits of renewable energy, the interests of property owners, and 
the best interest of the County as a whole[.]” Therefore, while a given strategy provides 
useful guidance, it is not to be rigidly applied, particularly where doing so would not strike 
the desired balance described in Objective 5 nor be in the best interest of the County, 
Here, for example, the project site is located within 0.5 miles from an existing utility-scale 
energy project; however, in this case, the location is in the best interest of the County as 
a whole.  It is located where it can use existing infrastructure corridors from a previously 
approved project, it eliminates the need to rezone additional areas within the County, and 
it maximizes the utilization of an area approved for solar facility use.

Strategy 4: The County will require conformance with the VSMP regulations.

Per the Virginia Department of Environmental Quality guidance memo 22-2012, based on the 
project’s PJM interconnection queue position, the Project is exempt from considering panels as 
impervious surface for our Virginia Reduction Runoff Method calculations. The Project will 
conform with all applicable VSMP regulations as required for the acquisition of a VPDES permit.   

Strategies 5 through 9: These strategies are County action items and not applicable to the
question of whether the Project’s location, character and extent complies with the Comprehensive 
Plan. As described above, the Project satisfies every siting consideration in the Comprehensive 
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Plan – considerations specifically formulated to guide the County in approving well-sited large 
scale solar farms. Accordingly, the Applicant requests the Planning Commission make the 
appropriate finding that the Project’s general or approximate location, character and extent are in 
substantial accord with the Comprehensive Plan.  

Section 2. General Provisions of the Comprehensive Plan Applicable to 
the Project

The Comprehensive Plan lays out a vision for Surry County that the Project can help achieve. 
The Project is consistent with the vision of the plan and will play a key role in implementing the 
goals contained therein. Below is a summary of the themes of the 2040 plan and our analysis of 
the relationship to the Project. 

Plan Summary: The Comprehensive Plan sets forth four main “Land Use Principles” applicable 
to development in the County (p. 45): 

1. Land Use Policy should be viewed foremost as a tool to induce strategic investment 
in the community. Policies promoting strategic community investment innately protect 
the rural character of the majority of the County.

a. Analysis:  . The Project’s capital investment directly results in tax benefits to 
the County, not only in taxation on the facility but increased real estate taxes 
on the developed land, and potential additional revenue from a solar siting 
agreement. Construction, operation and maintenance jobs also benefit the 
local economy. Once operational, the Project will provide a steady annual 
revenue.  Other important local economic benefits may be derived from the 
financial contributions that solar projects may make to the County for budgeted
capital improvements, or to expand broadband, or to fulfill other community 
needs, including providing funds for schools, fire and rescue, or other projects 
that benefit the County’s citizens.

2. Prosperity and rural preservation are not inherently incompatible goals.
a. Analysis:  The Project and other solar projects in the County are representative 

of economic development investments in rural jurisdictions that strengthen the 
tax base and once constructed, have little to no demand for costly County 
services. Revenue generated by the project both offsets pressure to raise local 
real estate taxes and provides funds that can be used to advance strategic 
economic development initiatives that support the expansion of the local 
economy. 

3. Strongly encourage strategic concentration of new investment. Minimize diffusion of 
limited opportunities.

a. Analysis: The design of this project directly corresponds to this principle; the 
Project will be strategically concentrated on land already approved for solar 



Sycamore Cross Solar Project 
Conditional Use Permit Application
Comprehensive Plan Analysis  7 

development and will not contribute to “solar sprawl” which has concerned the 
County in the past. 

4. Grow using existing community capacity at minimal cost.
a. Analysis: As stated above, development of utility scale solar greatly contributes

to the County’s tax base at minimal cost. This fiscal impact is realized through 
increase in Real Property Tax, capital investment in the Project, and potential 
of a Siting Agreement. Additionally, the fiscal benefit of solar development 
within the County comes without burden on the County resources such as first 
responders, growth of schools, libraries, and social services.  The project
clearly allows for growth using existing community capacity and at minimal 
cost. 



Sycamore Cross Solar Project
Conditional Use Permit Application 

This page intentionally left blank



Sycamore Cross Solar Project 
Conditional Use Permit Application
Comprehensive Plan Analysis   

Exhibit A

Surry County Comprehensive Plan Land Use Location



Sycamore Cross Solar Project
Conditional Use Permit Application 

This page intentionally left blank





Sycamore Cross Solar Project
Conditional Use Permit Application 

  

This page intentionally left blank



 

Attachment A 

Conditional Use Permit Application Package 

  



Sycamore Cross Solar Project
Conditional Use Permit Application 

  

This page intentionally left blank











Surry County Department of Planning and Community Development
Fee Invoice

(Effective June 1, 2021)

Name__________________________________________________ Date_______________

PAY TO THE ORDER OF THE TREASURER OF THE SURRY COUNTY THE SUM
OF ____________________ FOR THE ITEM(S) CHECKED BELOW:

____ (PDZ&BA) ZONING APPLICATION $35
____ ( ) SIGN PERMIT $35
____ (           ) LAND DISTURBING PERMIT (1-5 acres disturbed) $150
____ ( ) LAND DISTURBING PERMIT (5 or more acres disturbed) $300
____ ( ) CONDITIONAL USE PERMIT (Agricultural or Residential) $350
____ ( ) CONDITIONAL USE PERMIT (Commercial) $500
____ ( ) CONDITIONAL USE PERMIT (Industrial) $1,000
____ (PDWET) WETLANDS PERMIT $300
____ (PDBZA) ADMINISTRATIVE APPEAL       $300
____ (PDBZA) SPECIAL EXCEPTION         $300
____ (PDBZA) VARIANCE         $300
____ (PDRC) REZONING $500
____ (PDRC) REZONING (Conditional) $1,000
____ ( ) ZONING TEXT AMENDMENT $500
____ ( ) COMPREHENSIVE PLAN AMENDMENT $500
____ ( ) 15.2-2232 SUBSTANTIALLY IN ACCORD REVIEW $300
____ (PDSPR) SITE PLAN REVIEW ($300+$10 per acre of disturbed area) $300
____( ) TECHNICAL REVIEW/FEE (Solar Projects/Solar Farm) $2,500
____ (PDZADF) ZONING ADVERTISEMENT FEE (Reimb. of costs incurred $________
____ (PDZSF) PLAT OF SURVEY/BOUNTY LINE ADJUSTMENT $25
____ (PDZSF) SUBDIVISION PLATS (1-5 lots) (+$25 per lot) $150
____ (PDZSF) SUBDIVISION PLATS (6 lots or more) (+$25 per lot) $300
____ ( ) SURETY ADMINISTRATIVE FEE (New or Renewal) $100
____ ( ) ZONING MAP INTERPRETATION $25
____ ( ) ZONING CERTIFICATION & COMPLIANCE LETTER $100
____ ( ) AGREEMENT IN LIEU OF AN E&SC PLAN $50
____ ( ) E&SC INSPECTIONS (Single Family Home and/or <5 acres) $300
____ ( ) E&SC INSPECTIONS (>5 acres) (+10 per acre) $300
____ ( ) E-911 ADDRESS ASSIGNMENT $25
____ (PDLORD)LAND DEVELOPMENT ORDINANCE (Hard Copy) $50
____ ( ) SUBDIVISION ORDINANCE (Hard Copy) $25
____ (PDCOMP)COMPREHENSIVE PLAN (Hard Copy) $35
____ (PDMAPZ)ZONING MAP (Hard Copy) $10
____ ( ) COUNTY MAP SHEET (Hard Copy) $10
____ ( )   COUNTY STREET MAP (Hard Copy) $10

State Law Reference  15.2-2286 (A) (6)

FILING FEES: _________________________________________________________________________

OTHER: ______________________________________________________________________________

SIGNED: _____________________________________________________________________________
DEPARTMENT OF PLANNING AND COMMUNITY DEVELOPMENT
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Delaware
The First State

Page 1

                  

6242419   8100 Authentication: 202404349
SR# 20230006127 Date: 01-03-23
You may verify this certificate online at corp.delaware.gov/authver.shtml

I, JEFFREY W. BULLOCK, SECRETARY OF STATE OF THE STATE OF 

DELAWARE, DO HEREBY CERTIFY THE ATTACHED IS A TRUE AND CORRECT 

COPY OF THE CERTIFICATE OF AMENDMENT OF “ CAVALIER SOLAR B, 

” ,LLC  CHANGING ITS NAME FROM "CAVALIER SOLAR B, LLC" TO 

"SYCAMORE CROSS SOLAR, LLC", FILED IN THIS OFFICE ON THE THIRD 

DAY OF JANUARY, A.D. 2023, AT 9:28 O`CLOCK A.M.    
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1.0 INTRODUCTION
Tetra Tech was retained by Sycamore Cross Solar, LLC, a subsidiary of AES Clean Energy, LLC (AES) to 
prepare a Visual Resource Assessment study (Study) as part of a local permit approval for the 
proposed Sycamore Cross Solar Project (Project). The scope of this Study is to review the Project 
setting for potentially sensitive visual or scenic resources and evaluate views of the Project from the 
surrounding area for visual impacts.  

1.1 Regulatory Framework
The Project would be located in both Isle of Wight and Surry Counties, Virginia. Following Conditional 
Use Permit application requirements, Tetra Tech, Inc., on behalf of AES, prepared this Visual Impact 
Assessment to support the permit application process. Specifically, the following local code sections 
address visual impacts: 

Isle of Wight: Appendix B. Zoning: Article V. Supplemental Use Regulations § 5-5003 Part 4a (ii). 

A visual impact analysis demonstrating through project siting and proposed mitigation, if 
necessary, that the solar project minimizes impacts on the visual character of a scenic 
landscape, vista, or scenic corridor;

Surry County: Part I General Ordinance: Chapter 10-Environment: Article IV-Solar Energy 
Ordinance: Division 4. – Site Development Requirements: Section 10-152- Visual Impact

The applicant shall demonstrate through project siting and proposed mitigation, if necessary, 
that the solar project minimizes impacts on the visual character of features including but not 
limited to a scenic landscape, state scenic river, state rural historic district, scenic vista, or scenic 
corridor as identified in the comprehensive plan, schools, churches and structures with 
documented historic significance. (Ord. No. 2018-08, 12-6-2018)

2.0 PROJECT SETTING
The setting in which the Project is located establishes the existing visual character with which the 
Project must be compatible and influences how visible it may be from adjacent areas. It also
determines in what context the Project is viewed by those who would see it as they carry out their 
activities.    

The Project site is located in the southeast quarter of Virginia, approximately 7 miles west of 
Smithfield (Figure 1)FIGU. Isle of Wight and Surry Counties are each located within the mid-Atlantic 
flatwoods ecoregion, which encompasses a small inland area from the upper Burwell Bay southward 
into North Carolina. Consistent with this regional setting, the landscape surrounding the Project site is 
characterized by broad plains of terraces, sandy ridges, and broad but shallow valleys. The elevation 
within the Project site averages around 80 feet, and local relief is less than 30 feet. Mixed forest 
vegetation covers most undeveloped or non-agricultural areas, often limiting views to the immediate 
foreground (i.e., within half a mile of the viewer). Dominant canopy vegetation includes hickory, pine, 
and oak (Woods and others, EPA 1999). Dominant cultivated crops include corn, soy, and winter 
wheat. Views from the roads along which the Project site is located are dominated by a regular mosaic 
of open, flat fields enclosed by dense mixed trees arranged in hedgerows or extended forested 
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parcels. Roadways themselves adjacent to the Project site are narrow, unstriped, and characterized 
by jointed sections of straightaways through the landscape.           

Land uses surrounding the Project site are predominantly agriculture and rural residential. Views 
surrounding the Project Area are dominated by cultivated open agricultural fields, dense woodlands, 
and scattered residences and agricultural buildings. The population of Isle of Wight County was 39,278 
in 2020, while the population of Surry County was 6,530 in the same period (US Census 2020). 

3.0 PROJECT DESCRIPTION
The Project is located on 1,195 acres of currently privately-owned lands and is anticipated to generate
up to approximately 240 megawatts alternating current (MWac) of solar power. The Project will be 
comprised of bifacial photovoltaic (PV) solar panels, mounted on a single axis tracking system 
collection cable, inverters, medium voltage transformers, circuit breakers and disconnect switches, a 
substation, and other balance of plant equipment. These Project facilities are described in more detail 
below.

3.1 Photovoltaic Solar Panels
The preliminary design assumes the Project will use BYD MLTK-36-540W bifacial solar panels and SMA 
4200 UP-US inverters; however, the exact model and quantity of PV solar panels and inverters will be 
finalized during the detailed engineering phase.

The solar panels are arranged in arrays that run from east to west and are grouped in blocks. Panels 
are clustered into modules and fixed to the ground on a racking system which includes steel pile 
foundations. A motor is affixed to a central pile that provides power so the panels can track the 
movement of the sun.

3.2 Inverters and Transformers
Inverters and transformers will be located adjacent to solar array blocks. Each transformer and 
inverter pair will have a footprint that measures approximately 20 by 8 feet and will not exceed 10 feet 
in height. 

3.3 Collection System and Project Substation
Collection cables from the inverters will converge at the corners of each of the parcels of solar array 
blocks and will lead underground to the proposed Project substation. Feeder cables will enter the 
substation via conduit and route to the feeder breakers. The substation will require power 
transformers, overhead buses, feeder breakers with revenue-grade meters, and miscellaneous 
supporting equipment. High accuracy metering will be installed in overhead medium voltage buses 
upstream of all breakers. Metering and control equipment will be installed in the substation control 
house, and underground fiber optic communication cables will run between the control house and 
the solar inverters. 
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4.0 METHODOLOGY
The Project Visual Study Area (VSA) was defined conservatively as the area within 2 miles of the 
Project boundary. This radius correlates with locations from which the Project components could be 
noticeable to the casual observer from sensitive or typical viewpoints in the surrounding landscape. 
The “casual observer” (a common term used in visual analyses) is considered one who is not actively 
looking or searching for the Project facilities, but who is engaged in activities such as recreating 
outdoors or driving along a road at locations with potential views of the Project. If the Project 
components are not noticeable to the casual observer, visual impacts can be considered minor to 
negligible. 

Within the 2-mile study area, a visual resource inventory was conducted to identify sensitive resources 
and their potential for views of the Project. The inventory included (but was not limited to) federal, 
state, and local public recreation areas, local community resources (e.g., schools, libraries, places of 
worship), designated scenic sites, and high use public areas, such as primary transportation routes. 
Identified resources helped inform the locations of candidate key observation points (KOPs) selected 
for evaluation during the fieldwork conducted for this study. Significant scenic and other resources 
identified by the inventory are summarized in Table 1 and mapped on Figure 2. 

Table 1. Historic and Scenic Resources Identified within the Study Area

ISLE OF WIGHT COUNTY

Resource 
ID No. 

Keyed to 
Figure 2 Resource Name

Distance to Nearest 
Project (miles unless 

noted otherwise)

Project Potentially 
Visible?

Y/N

Properties Listed in the National Register of Historic Places

1 Poplar Hill 3.1 N

2 Wolftrap Farm 2.6 N

Virginia SHPO Designated sites

5 Arthur Stott House Ruins 2.1 N

6 Ivor Municipal Building (Current), Old Ivor School (Historic) 4.94 N

7 Old Ivor School (Historic) 4.93 N

8 Rawls Grocery (Historic/Current) 4.71 N

9 Gus' House (Historic/Current), Tenant House, Proctor's Bridge 
Road (Function/Location)

1.26 N

10 Ivor Baptist Church (Historic/Current) 4.95 N

11 Store, 8288 Main Street (Function/Location) 4.72 N

13 Fortune House (Descriptive) 4.22 N

14 Grays' Brick House (Historic/Current) 0 Y

Designated Wild and Scenic Rivers

17 Blackwater River 0.15 and greater N

State or Federally Designated Trails

18 On-Road Trail 0.0 Y:
Interconnection overhead line

19 James River Heritage Trail 0.0 Y:
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ISLE OF WIGHT COUNTY

Resource 
ID No. 

Keyed to 
Figure 2 Resource Name

Distance to Nearest 
Project (miles unless 

noted otherwise)

Project Potentially 
Visible?

Y/N
Interconnection overhead line

State Nature and Historic Preserve Areas

20 Blackwater Sandhills DCR - state natural area preserve 0.62 N

Properties Listed in the National Register of Historic Places

3 Rich Neck Farm 3.36 N

4 Old Brick Church 2.61 N

Virginia SHPO Designated Sites

12 Oak Shade (Historic/Current), Rogers Farm (Current), Wilson-
Bailey Farm (Historic)

4.0 N

15 Ellis House (Historic/Current) 2.24 N

State Parks

16 Chippokes Plantation State Park 1.0 N

Designated Wild and Scenic Rivers

17 Blackwater River 0.15 and greater N

Based on the resource inventory and assessment of sensitive locations with potential views toward 
the Project, three preliminary and representative key observation points (KOPs) were selected to 
develop photographic simulations from the 11 total field-visited candidate viewpoints. It is 
anticipated that none of the designated resources listed in Table 1 would have direct views of the 
Project, due to distance, screening vegetation, and/or topography. However, this assessment is still 
ongoing and will be updated. The selected viewpoints developed into simulations represent views 
from primary roadways directly adjacent to solar arrays, to illustrate typical foreground views of the 
Project seen by residents and travelers along White River Trail, Sycamore Cross Drive, and Rattlesnake 
Trail (Appendix A). The representative viewpoints selected for simulations include: 

KOP 1: White Hill Trail

KOP 2: Sycamore Cross Drive

KOP 5: Rattlesnake Trail

5.0 VISUAL ANALYSIS
Based on the results of the visual resource inventory, fieldwork, and visual simulations, certain conclusions 
can be drawn regarding the potential for impacts to scenic sites or areas from the Project. As of this writing, 
there is no evidence National Register-listed properties would have views of the Project, nor would the 
Black River.   

The Project would, however, be visible from public roadways. As shown in the visual simulations, the Project 
would be seen briefly by residents and travelers as they move along certain roadways located adjacent to 
areas where the solar arrays will be installed. Specifically, these roadways include:

White Hill Trail (Co. Road 623) 
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Sycamore Cross Drive (Co. Road 622) 

Mill Swamp Road (Co. Road 621)

Rattlesnake Trail (Co. Road 646)

Beechland Road (Co. Road 626) 

From these roadways, viewers would see the orderly rows of dark-colored solar arrays, foundation 
posts, six-foot tall perimeter chain link fencing, and dispersed inverters. Because the existing visual 
character within the visual study area is dominated by agriculture and woodlands, the solar arrays 
would introduce minor to moderate visual contrast - that is, the form, line, color, and texture of the 
Project elements would differ from that of the existing landscape. 

The solar arrays would be installed in both existing cultivated and open fields, as well as within areas 
currently covered by pine timber lands which would be cleared for the Project. Therefore, tree 
removal would be a noticeable effect of the Project, in addition to direct views of Project components.
Large-scale silviculture harvest is assumed to be a frequent occurrence in the area, and viewers are 
assumed to be familiar with the changes to views resulting from a timber stand being cleared.    

Resulting visual effects would vary depending on several factors, such as the distance of the viewer 
from the Project Area and whether views toward the Project are unobstructed and static or dynamic. 
Viewers nearest the Project Area, assumed to be residents, would have generally unobstructed views 
from White Hill Trail and Sycamore Cross Drive, where viewers are adjacent to the Project. Views of 
Project components from adjacent residences would be of moderate to long duration, depending on 
the viewers’ activity. Travelers and motorists passing through on adjacent roadways, noted above, 
would experience partial and brief views of Project components, but such views would be dynamic (in 
motion) and mitigated somewhat by screening vegetation. 

From the limited locations where Project facilities are visible in the immediate foreground, the panel 
arrays are noticeable and dominant; they would result in visual contrast from these locations. Based 
on the photo simulations, however, the low profile, strongly horizonal lines, and uniformity of the 
solar arrays somewhat mitigates their overall visual contrast. In addition, when the arrays are tilted at 
lower angles as they track the sun through the day, visual effects to adjacent viewpoints would be 
reduced. With slightly increased viewing distance between the viewer and the Project Area, it is 
anticipated that the landscape would fully absorb the low-profile arrays and make them unnoticeable 
to fully blocked from view.

In summary, no visual impacts would occur to identified designated scenic resources, and although 
the Sycamore Cross Solar facility would introduce new views of solar infrastructure from public 
roadways and a small number of private residents immediately adjacent to the Project site, visual 
effects are not expected to occur from viewpoints away from the immediate Project Area.  

5.1 Mitigation
Although no visual impacts were found to scenic resources, the Sycamore Cross Solar, LLC,
acknowledges that the Project will introduce visual change to residents and visitors immediately 
adjacent to the Project site, and visual mitigation measures are required by the local jurisdiction to 
address views of utility-scale solar facilities.
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To address these requirements, the Project will install landscape buffers (buffer yards) consisting of 
densely spaced trees and shrubs along rights of way and abutting residential parcels, per the Isle of 
Wight zoning code Section B. Article V. § 5-5003 Part 4e. Representative landscape screening of 
evergreen trees planted in three offset rows outside the Project perimeter fence line has been 
included in the simulations developed for this study  to illustrate the developer’s conceptual intention 
to meet the landscape screening requirements. As shown in the simulations depicting the 
representative landscaping, views of the Project from public roads (and similarly at private 
residences) will be fully screened as the landscape plantings grow to provide a total visual screen.
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About Mangum Economics, LLC

Mangum Economics is a Glen Allen, Virginia based firm that was founded in 2003. Since then, we have
become known as a leader in industry analysis, economic impact assessment, policy and program
evaluation, and economic and workforce strategy development. The Mangum Team specializes in 
producing objective and actionable quantitative economic research that our clients use for strategic 
decision making in a variety of industries and environments. We know that our clients are unique, and 
that one size does not fit all. As a result, we have a well-earned reputation for tailoring our analyses to 
meet the specific needs of specific clients, with a specific audience.

Most of our research falls into four general categories:

Economic Development and Special Projects: The Mangum Team has performed hundreds of 
analyses of proposed economic development projects. One recent example was an analysis of 
the proposed $2.3 billion Green City “net-zero eco district.” The Mangum Team has also 
authored multiple economic development plans, including identifying industry recruitment 
opportunities created by the high-speed MAREA and BRUSA sub-sea cable landings in Virginia 
Beach.

Energy: The Mangum Team has produced analyses of the economic and fiscal impact of over 23 
GW of proposed solar, wind, battery, and hydro projects spanning twenty states. Among those 
projects was Dominion Energy’s 2.6 GW Coastal Virginia Offshore Wind project off of Virginia 
Beach. In addition, the Mangum Team has also performed economic and fiscal impact analyses 
for the natural gas, nuclear, oil, and pipeline industries.

Information Technology: Working with some of the largest names in the industry, to date the 
Mangum Team has produced analyses of the economic and fiscal impact of the data center 
industry in multiple states. Among those, were studies conducted in IL, MD, and VA that were 
instrumental in the passage of industry-specific legislation.

Policy Analysis: The Mangum Team also has extensive experience in identifying and quantifying 
the intended and unintended economic consequences of proposed legislative and regulatory 
initiatives.

The Project Team

Rebecca Kyle, Senior Research Analyst

Martina Arel, M.B.A., Director – Economic Development & Energy Research 

A. Fletcher Mangum, Ph.D., Founder and CEO  
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Executive Summary

This report assesses the economic and fiscal contribution that the proposed Sycamore Cross Solar
project would make to the counties of Surry and Isle of Wight, Virginia. The primary findings from that 
assessment are as follows:

1) Sycamore Cross Solar is a proposed 240-megawatt (MW) alternating current (AC) solar 
photovoltaic power generating facility. The project would be located northeast of US Highway 
460 and west of Route 10 in the counties of Surry and Isle of Wight, Virginia. The total acreage 
leased and purchased for the project would be approximately 1,156 acres of timberland and 
agricultural land.

• The actively used, fenced-in portion of the project site would encompass approximately 
125 acres located in Surry County and approximately 1,030 acres located in Isle of Wight 
County.

• The project would involve an investment of $437.1 million in capital equipment and 
improvements to the existing property. Approximately $34.6 million of that total would 
be located in Surry County and approximately $402.5 million would be located in Isle of 
Wight County.1

2) The proposed Sycamore Cross Solar project would make a significant economic contribution to 
the counties of Surry and Isle of Wight: 

• The proposed Sycamore Cross Solar project would provide an estimated one-time pulse 
of economic activity to the counties of Surry and Isle of Wight during its construction 
phase supporting approximately:

o 197 direct, indirect, and induced job years. 
o $9.9 million in associated wages and benefits. 
o $91.6 million in economic output.

• The proposed Sycamore Cross Solar project would provide an estimated annual 
economic impact to the counties of Surry and Isle of Wight during its ongoing 
operational phase supporting approximately: 

o 7 direct, indirect, and induced jobs. 
o $0.6 million in associated wages and benefits. 
o $1.6 million in economic output.

3) The proposed Sycamore Cross Solar project would also make a significant fiscal contribution to 
the counties of Surry and Isle of Wight. The proposed project would generate approximately: 

• $1.4 million in state and local tax revenue from the one-time pulse of economic activity 
associated with the project’s construction.

1 Data Source: AES Corporation. Allocation of generation capacity and investment subject to change based on final design.
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• Surry County: 

o $1.5 million in cumulative county revenue over the facility’s anticipated 35-year 
operational life assuming revenues are generated from the reassessment of the real 
property and the taxation of the associated capital investments, (Scenario 1); or

o $1.8 million in cumulative county revenue over the facility’s anticipated 35-year 
operational life assuming revenues are generated from the reassessment of the real 
property and payments associated with a locally adopted revenue share ordinance. 
The payments would be based on the project’s generation capacity and would 
include a 10 percent escalator every five years (Scenario 2).

• Isle of Wight County: 

o $15.2 million in cumulative county revenue over the facility’s anticipated 35-year 
operational life assuming revenues are generated from the reassessment of the real 
property and the taxation of the associated capital investments, (Scenario 1); or

o $20.1 million in cumulative county revenue over the facility’s anticipated 35-year 
operational life assuming revenues are generated from the reassessment of the real 
property and payments associated with a locally adopted revenue share ordinance. 
The payments would be based on the project’s generation capacity and would 
include a 10 percent escalator every five years (Scenario 2).

4) The proposed Sycamore Cross Solar project would have a significantly greater fiscal impact on 
The counties of Surry and Isle of Wight than the property generates in its current use: 

• Surry County: The proposed Sycamore Cross Solar project would generate 
approximately $1.5 million (from taxation on capital investments) or $1.8 million (from a 
revenue share ordinance) in cumulative county revenue over the facility’s anticipated 
35-year operational life, as compared to approximately $53,500 in cumulative county
revenue in the property’s current use – that’s a 28- to 34-fold increase over the current 
use revenues. 

• Isle of Wight County: The proposed Sycamore Cross Solar project would generate 
approximately $15.2 million (from taxation on capital investments) or $20.1 million 
(from a revenue share ordinance) in cumulative county revenue over the facility’s 
anticipated 35-year operational life, as compared to approximately $520,000 in 
cumulative county revenue in the property’s current use – that’s a 29- to 39-fold 
increase over current use revenues. 
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The estimates provided in this report are based on the best information available and all reasonable care 
has been taken in assessing the quality of that information. However, because these estimates attempt to 
foresee the consequences of circumstances that have not yet occurred, it is not possible to be certain that 
they will be representative of actual events. These estimates are intended to provide a good indication of 
likely future outcomes and should not be construed to represent a precise measure of those outcomes.
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Introduction

This report assesses the economic and fiscal contribution that the proposed Sycamore Cross Solar
project would make to the Counties of Surry and Isle of Wight, Virginia. This report was commissioned 
by AES Clean Energy (AES) and produced by Mangum Economics.

The Project

Sycamore Cross Solar is a proposed 240-megawatt (MW) alternating current (AC) solar photovoltaic 
power generating facility. The project would be located northeast of US Highway 460 and west of Route 
10 in the counties of Surry and Isle of Wight, Virginia. The total acreage leased and purchased for the 
project would be approximately 1,156 acres of timberland and agricultural land. The estimated actively 
used, fenced-in solar site encompasses approximately 125 acres in Surry County and 1,030 acres in Isle 
of Wight County. 

Electricity Production in Virginia

This section provides a backdrop for the proposed Sycamore Cross Solar project by profiling Virginia’s 
electricity production sector and the role that solar energy could play in that sector.

Overall Market

As shown in Figure 1, in 2021 electricity sales and direct use in Virginia totaled 127.9 million megawatt 
hours, ranking the state 10th among the fifty states in terms of electricity consumption. However, only 
73 percent of that demand was met by in-state utilities, independent producers, and other sources. As a 
result, Virginia had to import the remaining electricity it consumed from producers in other states. As 
with all imports, this means that the jobs, wages, and economic output created by that production went 
to localities in those states, not to localities in Virginia.

Figure 1: Demand and Supply of Electricity in Virginia in 2021 (in millions of megawatt-hours)2

2 Data Source: U.S. Energy Information Administration. In this chart, “Net Imports” also takes into account losses during 
transmission. As a result, it does not directly equal the residual of “Total Net Generation” minus “Total Retail Sales and Direct 
Use.”
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Sources of Production

Between 2011 and 2021, the total amount of electricity produced in Virginia increased from 66.7 to 93.5
million megawatt hours, while retail and direct consumption of electricity increased from 112.1 to 127.9
million megawatt hours. Consequently, imports of electricity decreased by 11.8 million megawatt hours 
(or 22 percent) during this time.3 Figure 2 provides a comparison of the energy sources that were used 
to produce electricity in Virginia in each of those years. As these data show, the most significant change 
between 2011 and 2021 was a decrease in the use of coal and an increase in the use of natural gas. 
Where coal was the state’s second largest source of electricity in 2011, accounting for 19.9 million 
megawatt hours (or 29.9 percent) of production, by 2021 production had fallen by 16.7 million 
megawatt hours, making coal a distant fifth place source of electricity with only 3.4 percent of 
production.

In contrast, the share of electricity produced using cleaner-burning low-emissions energy sources 
increased over the period. Where natural gas accounted for only 18.3 million megawatt hours (or 27.5
percent) of Virginia’s electricity production in 2011, by 2021 that proportion had almost tripled to 53.6
million megawatt hours (or 57.3 percent of production), making natural gas the state’s largest source of 
electricity. In addition, solar, which entered the Virginia electricity production market in 2016, increased 
its share to 3.3 million megawatt hours in 2021.

Figure 2: Electricity Generation in Virginia by Energy Source in 2011 and 2021
(in millions of megawatt-hours)4

3 Imports also takes into account losses during transmission. As a result, totals do not equal sum of components.
4 Data Source: U.S. Energy Information Administration. The “Other” category includes battery, wood, wind, petroleum, other 
biomass, “other”, and pumped storage.
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Figure 3 provides similar data for the U.S. as a whole. A quick comparison of Figures 2 and 3 shows that 
although the degree of reliance on specific energy sources for electricity production is quite different 
between the U.S. and Virginia, the trend toward lower-emissions energy sources is the same. Nationally, 
between 2011 and 2021 the amount of electricity produced using coal declined by 835.5 million 
megawatt hours from 42 to 22 percent of production, while in contrast the amount of electricity 
produced using natural gas increased by 565.7 million megawatt hours from 25 to 38 percent of 
production. Nationwide, as in Virginia, the reliance on renewable energy sources such as solar increased 
during this time but at a slower pace than in Virginia. Between 2011 and 2021, the amount of electricity 
produced using solar increased by 113.5 million megawatt hours to 2.8 percent of total electricity 
production in the nation compared to 3.5 percent of total electricity production in Virginia.

Figure 3: Electricity Generation in the United States by Energy Source in 2011 and 2021
(in millions of megawatt-hours)5

Impact on the Environment

In discussing the impact of these trends on the environment, it is important to realize that electricity 
production is one of the U.S.’s largest sources of greenhouse gas emissions. Figure 4 depicts carbon 
dioxide emissions from electricity production in 2011 and 2021 for both Virginia and the U.S. As these 
data indicate, between 2011 and 2021, as the share of electricity produced in Virginia by coal fell from 
29.9 to 3.4 percent, carbon dioxide emissions from electricity production fell from 32.6 to 27.6 million 
metric tons. Where at the national level, as the share of electricity produced by coal fell from 42 to 22
percent, carbon dioxide emissions from electricity production fell from 2,287.1 to 1,651.9 million metric 
tons.

5 Data Source: U.S. Energy Information Administration. “Other” includes battery, geothermal, hydroelectric, other, other 
biomass, other gas, petroleum, pumped storage, wind, and wood.
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Figure 4: Carbon Dioxide Emissions from Electricity Production (millions of metric tons)6

Virginia U.S.

6 Data Source: U.S. Energy Information Administration.
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Local Economic Profile

This section provides context for the economic and fiscal impact assessments to follow by profiling the 
local economies of the counties of Surry and Isle of Wight.

Total Employment

Figure 5 depicts the trend in total employment in the counties of Surry and Isle of Wight from June 2017
through June 2022. As these data show, employment in Surry County generally declined through the 
five-year period. Employment in Isle of Wight County remained generally stable until the decrease in 
economic activity associated with the COVID-19 pandemic led to a steep employment decline in Isle of 
Wight County in April 2020. Since then, employment has rebounded back to pre-pandemic levels. As of 
June 2022, county employment stood at 1,956 jobs in Surry County and 10,616 jobs in Isle of Wight
County. This represents an overall decrease in employment of 16.2 percent (or 379 jobs) in Surry County
and 1.6 percent (or 170 jobs) in Isle of Wight County over the five-year period. To put this number in 
perspective, over this same period, total statewide employment in Virginia increased by 1.5 percent.7  

Figure 5: Total Employment in the Counties of Surry and Isle of Wight– June 2017 to June 20228

To control for seasonality and provide a point of reference, Figure 6 compares the year-over-year 
change in total employment in the counties of Surry and Isle of Wight to that of the state of Virginia over 
the same five-year period. Any point above the zero line in this graph indicates an increase in 
employment, while any point below the zero line indicates a decline in employment. As these data
show, Surry County experienced periods of high employment growth and high employment loss 
throughout the period. Isle of Wight County tracked closely with the statewide trend throughout the 

7 Data Source: U.S. Bureau of Labor Statistics.
8 Data Source: U.S. Bureau of Labor Statistics.
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five-year period. As of June 2022, the year-over-year change in total employment was 0 percent in Surry
County and minus 0.3 percent in Isle of Wight County as compared to 2.4 percent statewide in Virginia.

Figure 6: Year-Over-Year Change in Total Employment – June 2017 to June 20229

Employment and Wages by Industry Supersector

To provide a better understanding of the underlying factors motivating the total employment trends
depicted in Figures 5 and 6, Figures 7 through 9 provide data on private employment and wages in the 
counties of Surry and Isle of Wight by industry supersector.10

Figure 7 provides an indication of the distribution of private sector employment across industry 
supersectors in the counties of Surry and Isle of Wight in the second quarter of 2022. As these data 
indicate, the largest industry sector that quarter in Surry County was Trade, Transportation, and Utilities 
(873 jobs). In Isle of Wight County, the largest industry sector that quarter was Manufacturing (2,646
jobs).

Figure 8 provides a similar ranking for average private sector weekly wages by industry supersector in 
the counties of Surry and Isle of Wight in the second quarter of 2022. As these data show, the highest 
paying industry sector that quarter in Surry County was Trade, Transportation and Utilities ($2,088 per 
week). In Isle of Wight County, the highest paying sector was Information ($2,089 per week). 

9 Data Source: U.S. Bureau of Labor Statistics.
10 A “supersector” is the highest level of aggregation in the coding system that the Bureau of Labor Statistics uses to classify
industries.
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Figure 7: Private Employment by Industry Supersector in the Counties of Surry and Isle of Wight– 2nd Qu.
202211

Figure 8: Average Private Weekly Wages by Industry Supersector in the Counties of Surry and Isle of
Wight – 2nd Qu. 202212

11 Data Source: U.S. Bureau of Labor Statistics. Data on the Natural Resources and Mining, Manufacturing, and Information 
sectors in Surry County have been suppressed due to data confidentiality. 
12 Data Source: U.S. Bureau of Labor Statistics. Data on the Natural Resources and Mining, Manufacturing, and Information 
sectors in Surry County have been suppressed due to data confidentiality.

39

233

249

332

487

811

1,203

1,257

1,692

2,646

25

30

67

38

221

76

873

0 500 1,000 1,500 2,000 2,500 3,000

Information

Natural Resources and Mining

Financial Activities

Other Services

Construction

Education and Health Services

Professional and Business Services

Leisure and Hospitality

Trade, Transportation, and Utilities

Manufacturing

Surry
County

Isle of
Wight
County

$388

$757

$770

$813

$913

$924

$964

$1,044

$1,105

$1,430

$2,089

$426

$485

$2,088

$1,023

$1,654

$892

$1,003

$1,409

$0 $400 $800 $1,200 $1,600 $2,000 $2,400

Leisure and Hospitality

Education and Health Services

Trade, Transportation and Utilities

Other Services

Total, all industries

Construction

Natural Resources and Mining

Manufacturing

Financial Activities

Professional and Business Services

Information

Surry County

Isle of Wight
County



Economic and Fiscal Contribution of Sycamore Cross Solar 11

Figure 9 details the year-over-year change in private sector employment from the second quarter of 
2021 to the second quarter of 2022 in the counties of Surry and Isle of Wight by industry supersector. 
Over this period, the largest employment gains in Surry County occurred in the Construction (up 3 jobs) 
sector, and the largest employment loss occurred in the Professional and Business Services (down 284
jobs) sector. The largest employment gain in Isle of Wight County occurred in the Leisure and Hospitality 
(up 146 jobs) sector, and the largest employment loss occurred in the Manufacturing (down 442 jobs) 
sector.

Figure 9: Change in Private Employment by Industry Supersector in the Counties of Surry and Isle of
Wight from 2nd Qu. 2021 to 2nd Qu. 202213

Unemployment

Figure 10 illustrates the unemployment trend in the counties of Surry and Isle of Wight over the five-
year period from November 2017 through November 2022 and benchmarks those data against the 
statewide trend for Virginia. As these data show, unemployment rates in the counties of Surry and Isle 
of Wight generally tracked closely to the statewide norm. In April 2020 unemployment in both the 
counties and the state significantly rose as a result of the labor dislocations caused by the COVID-19 
pandemic. The counties’ unemployment rates did not peak as high as the statewide rate. As of 
November 2022, unemployment stood at 3.0 percent in Surry County, 2.9 percent in Isle of Wight 
County, and 3.0 percent in Virginia as a whole.

13 Data Source: Bureau of Labor Statistics. Data on the Natural Resources and Mining, Manufacturing, and Information sectors 
in Surry County have been suppressed due to data confidentiality.
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Figure 10: Unemployment Rate – November 2017 to November 202214

14 Data Source: Bureau of Labor Statistics.
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Economic and Fiscal Impact

This section quantifies the economic and fiscal contribution that the proposed Sycamore Cross Solar
project would make to the counties of Surry and Isle of Wight. The analysis separately evaluates the 
one-time pulse of economic activity that would occur during the construction phase of the project, as 
well as the annual economic activity that the project would generate during its ongoing operations 
phase.

Method

To empirically evaluate the likely local economic impact attributable to the proposed Sycamore Cross
Solar project, the analysis employs a regional economic impact model called IMPLAN.15 The IMPLAN 
model is one of the most commonly used economic impact simulation models in the U.S., and in Virginia 
is used by UVA’s Weldon Cooper Center, the Virginia Department of Planning and Budget, the Virginia 
Employment Commission, and other state agencies and research institutes. Like all economic impact 
models, the IMPLAN model uses economic multipliers to quantify economic impact.

Economic multipliers measure the ripple effects that an expenditure generates as it makes its way 
through the economy. For example, as when the Sycamore Cross Solar project purchases goods and 
services – or when contractors hired by the facility use their salaries and wages to make household 
purchases – thereby generating income for someone else, which is in turn spent, thereby becoming 
income for yet someone else, and so on, and so on. Through this process, one dollar in expenditures 
generates multiple dollars of income. The mathematical relationship between the initial expenditure 
and the total income generated is the economic multiplier. 

One of the primary advantages of the IMPLAN model is that it uses regional and national production and 
trade flow data to construct region-specific and industry-specific economic multipliers, which are then 
further adjusted to reflect anticipated actual spending patterns within the specific geographic study area 
that is being evaluated. As a result, the economic impact estimates produced by IMPLAN are not 
generic. They reflect as precisely as possible the economic realities of the specific industry, and the 
specific study area, being evaluated.

In the analysis that follows, these impact estimates are divided into three categories. First round direct 
impact measures the direct economic contribution of the entity being evaluated (e.g., own employment, 
wages paid, goods and services purchased by the Sycamore Cross Solar project). Second round indirect 
and induced impact measures the economic ripple effects of this direct impact in terms of business to 
business, and household (employee) to business, transactions. Total impact is simply the sum of the 
preceding two. These categories of impact are then further defined in terms of employment (the jobs 
that are created), labor income (the wages and benefits associated with those jobs), and economic 
output (the total amount of economic activity that is created in the economy). 

15 IMPLAN is produced by IMPLAN Group, LLC. 
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Construction Phase

This portion of the section assesses the economic and fiscal impact that the one-time pulse of activity 
associated with construction of the proposed Sycamore Cross Solar project would have on the counties 
of Surry and Isle of Wight.

Inputs and Assumptions

The analysis is based on the following inputs and assumptions:

• Total investment in the Sycamore Cross Solar project is estimated to be approximately $437.1
million.16

• Of that total:

o Architecture, engineering, site preparation, and other construction and development 
costs are estimated to be approximately $253.1 million.17

o Capital equipment costs are estimated to be approximately $184.0 million.18 It is
anticipated that no capital equipment would be purchased from vendors in the counties 
of Surry and Isle of Wight.19

• For ease of analysis, all construction expenditures are assumed to take place in a single year.

Economic Impact

Applying these inputs in the IMPLAN model results in the following estimates of one-time economic and 
fiscal impact. As shown in Table 1, construction of the proposed Sycamore Cross Solar project would 
directly provide a one-time pulse supporting approximately:  1) 102 job years, 2) $5.3 million in wages 
and benefits, and 3) $75.9 million in economic output to the counties of Surry and Isle of Wight.

Taking into account the economic ripple effects that direct investment would generate, the total 
estimated one-time impact on the counties of Surry and Isle of Wight would support approximately:  1) 
197 job years, 2) $9.9 million in wages and benefits, 3) $91.6 million in economic output, and 4) $1.4
million in state and local tax revenue.

16 Data Source: AES.
17 Data Source: AES.
18 Data Source: AES.
19 Data Source: IMPLAN Group LLC.
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Table 1: Estimated One-Time Economic and Fiscal Impact on the Counties of Surry and Isle of Wight
from Construction of the Sycamore Cross Solar Project20,21

Economic Impact Employment
(Job Years)22

Wages and 
Benefits Output

1st Round Direct Economic Activity 102 $5,253,400 $75,938,700

2nd Round Indirect and Induced Economic Activity 95 $4,671,900 $15,708,700

Total Economic Activity 197 $9,925,300 $91,647,400

Fiscal Impact

State and Local Tax Revenue $1,431,500
*Totals may not sum due to rounding. 

Ongoing Operations Phase

This portion of the section assesses the annual economic and fiscal impact that the proposed Sycamore 
Cross Solar project would have on the counties of Surry and Isle of Wight during its anticipated 35-year
operational phase. 

Economic Impact Inputs

The analysis is based on the following inputs: 

• The Sycamore Cross Solar project would employ approximately five individuals and spend 
approximately $1.3 million each year for maintenance and repair, vegetative control, and other 
operational expenditures.23

Economic Impact

Applying these inputs in the IMPLAN model results in the following estimates of annual economic 
impact. As shown in Table 2, annual operation of the proposed Sycamore Cross Solar project would on 
average directly support approximately:  1) 5 jobs, 2) $0.5 million in wages and benefits, and 3) $1.3 
million in economic output to the counties of Surry and Isle of Wight. 

20 It is important to note that construction sector jobs are not necessarily new jobs, but the investments made can also support 
an existing job during the construction of the project. Due to preliminary nature of the project, the analysis is based on industry 
averages. Actual spending patterns may vary based on vendor contracts and final design.
21 A construction sector job, also referred to as a job year, is equal to one job over one year. It is used to denote employment on 
construction projects where the construction schedule extends beyond one year and to account for the fact that actual on-site 
employment may vary over the period.
22 Please note that it is not possible to determine how much of the economic impact would take place in specifically Isle of 
Wight County or Surry County. That level of granularity is not available for a regional analysis. 
23 Data Source: AES. 
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Taking into account the economic ripple effects that direct impact would generate, the total estimated 
annually supported impact on the counties of Surry and Isle of Wight would be approximately: 1) 7 jobs, 
2) $0.6 million in wages and benefits, and 3) $1.6 million in economic output. 

Table 2: Estimated Annual Economic Impact on the Counties of Surry and Isle of Wight from the
Ongoing Operation of the Sycamore Cross Solar Project24

Economic Impact Employment Wages and 
Benefits Output

1st Round Direct Economic Activity 5 $501,200 $1,250,000

2nd Round Indirect and Induced Economic Activity 2 $82,900 $302,700

Total Economic Activity 7 $584,100 $1,552,700
*Totals may not sum due to rounding.

Fiscal Impact Inputs and Assumptions

The analysis is based on the following inputs and assumptions: 

• The Sycamore Cross Solar project would involve an investment of approximately $437.1 million 
in capital equipment and improvements to the existing property. Approximately $34.6 million of 
that total would be invested in Surry County and approximately $402.5 million in Isle of Wight
County.25

• The Sycamore Cross Solar project would be situated on approximately 125 acres in Surry County 
and on approximately 1,030 acres in Isle of Wight County.26

• The actively used, fenced-in acreage in Surry County would be reassessed at $13,000 per acre.27

• The actively used, fenced-in acreage in Isle of Wight County would be removed from the land 
use program and reassessed at $15,000 per acre.28

• Tax rates and locality ratios remain constant throughout the analysis.

• The initial interconnection request for Sycamore Cross Solar was filed in March 2017.29

• The Sycamore Cross Solar project’s total generation capacity would be 240 MW AC, of which 
approximately 19 MW would be located in Surry County and approximately 221 MW would be 
located in Isle of Wight County.30

• The Sycamore Cross Solar project would become operational in the fourth quarter of 2026.31

24 Please note that it is not possible to determine how much of the economic impact would take place in specifically Isle of 
Wight County or Surry County. That level of granularity is not available for a regional analysis.
25 Data Source: AES. 
26 Data Source: AES. 
27 Data Source: Surry County Commissioner of Revenue’s Office. Current assessment value of existing solar farm in the county.
28 Data Source: Isle of Wight County Commissioner of Revenue’s Office. Current assessment value of existing solar farm in the 
county.
29 Data Source: AES.
30 Data Source: AES. 
31 Data Source: AES. 
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Fiscal Impact – Surry County

This portion of the section quantifies the direct fiscal contribution that the proposed Sycamore Cross
Solar project would make to Surry County. The analysis considers two scenarios. Both scenarios include 
the additional revenue that the Sycamore Cross Solar project would generate for Surry County over a 
35-year period from the increased property assessments associated with reassessing the site as solar 
use property. Scenario 1 then describes the additional revenue Sycamore Cross Solar would generate for 
Surry County from taxes levied on the capital investment, while Scenario 2 assumes tax revenue 
generated from the capital investment will be replaced with revenue associated with a locally adopted
revenue share ordinance and based on the project’s total generation capacity.

Table 3 details the increased property assessments associated with reassessing the 125-acre fenced-in 
site as solar use property. The county real estate tax revenue from the project after reassessment is 
estimated to be approximately $11,600 per year, for a cumulative total of approximately $404,600 over 
the project’s anticipated 35-year operational life expectancy.32 In contrast, the property currently 
generates approximately $1,530 per year in real estate tax revenue for the county, for a cumulative total 
of approximately $53,500 over 35 years.33  

Table 3: Estimated Surry County Revenue Generated by the Proposed Sycamore Cross Solar Project over
35 Years from Real Estate Taxes

Estimated Increased Appraised Value of Property under Solar Use34 $1,628,100

Surry County Real Estate Tax Rate 0.0071 

Annual County Real Estate Tax – Solar Use $11,600

Cumulative Revenue over 35 Years $404,600
*Totals may not sum due to rounding.

Table 4 separately details the additional annual revenue that the proposed Sycamore Cross Solar project
would generate for Surry County over a 35-year period from taxes levied on capital investment. This 
calculation is based on: 1) the taxable portion of capital investments pursuant to the 80 percent local tax 
exemption pursuant to Virginia Code §58.1-366035, times 2) the State Corporation Commission’s utility 
assessment ratio for taxation of public utilities in Surry County, times 4) the State Corporation 

32 Assumes property will be reassessed at $13,000 per acre once it is under solar use.
33 Derived from Surry County’s Real Estate Assessment database. Includes value of existing structures.
34 Calculated as 125 acres times $13,000. 
35 The Virginia Code §58.1-3660 stipulates that solar facilities over 20MW for which an interconnection request was filed 
between January 1, 2015 and June 30, 2018 are subject to an 80 percent exemption from local property taxes.
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Commission’s depreciation guidelines for solar facilities, times 5) Surry County’s real property tax rate of 
$0.71 per $100 of assessed value pursuant to Virginia Code §58.1-2606.  

As the data in Table 4 indicate, based on these calculations the estimated additional county revenue 
from taxation of capital investments associated with the proposed Sycamore Cross Solar project would
be approximately $43,600 in the project’s first year of operation, with that figure projected to decline to 
approximately $4,800 in the project’s 34th year of operation and thereafter, as the value of the proposed 
capital investments is depreciated, for a cumulative total of approximately $1.1 million. 

Table 4: Estimated Surry County Revenue by Proposed Solar Investment Over 35 Years

Year Total Capital Investment 
subject to Exemption36

Depreciated Value of Taxable 
Capital Investment37

Additional Annual 
County Tax Revenue 
Solar Investment38

1 $34,602,325 $6,141,221 $43,600 
2 $34,602,325 $6,141,221 $43,600 
3 $34,602,325 $6,141,221 $43,600 
4 $34,602,325 $6,141,221 $43,600 
5 $34,602,325 $6,141,221 $43,600 
6 $34,602,325 $6,141,221 $43,600 
7 $34,602,325 $6,141,221 $43,600 
8 $34,602,325 $6,141,221 $43,600 
9 $34,602,325 $6,120,068 $43,500 

10 $34,602,325 $6,016,349 $42,700 
11 $34,602,325 $5,906,490 $41,900 
12 $34,602,325 $5,790,489 $41,100 
13 $34,602,325 $5,667,664 $40,200 
14 $34,602,325 $5,536,652 $39,300 
15 $34,602,325 $5,398,133 $38,300 
16 $34,602,325 $5,251,426 $37,300 
17 $34,602,325 $5,095,848 $36,200 
18 $34,602,325 $4,931,400 $35,000 
19 $34,602,325 $4,756,034 $33,800 
20 $34,602,325 $4,571,115 $32,500 
21 $34,602,325 $4,374,596 $31,100 
22 $34,602,325 $4,166,477 $29,600 
23 $34,602,325 $3,946,075 $28,000 

36 Data Source: AES.  
37 Accounts for the State Corporation Commission’s depreciation guidelines for solar facilities and the utility assessment ratio 
for taxation of public utilities in Surry County. Also accounts for the 80 percent exemption from local property taxes pursuant to
Virginia Code §58.1-3660 for projects over 20 MW with an interconnection request between January 1, 2015 and June 30, 2018.
38 Calculated pursuant to Virginia Code §58.1-2606 which stipulates that capital equipment owned by utilities is taxed as real 
property and the local tax rate on that capital equipment would be capped at Surry County’s real property tax rate of $0.72 per 
$100 of assessed value.
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Year Total Capital Investment 
subject to Exemption36

Depreciated Value of Taxable 
Capital Investment37

Additional Annual 
County Tax Revenue 
Solar Investment38

24 $34,602,325 $3,712,027 $26,400 
25 $34,602,325 $3,464,331 $24,600 
26 $34,602,325 $3,200,941 $22,700 
27 $34,602,325 $2,922,539 $20,800 
28 $34,602,325 $2,627,078 $18,700 
29 $34,602,325 $2,314,558 $16,400 
30 $34,602,325 $1,982,250 $14,100 
31 $34,602,325 $1,630,835 $11,600 
32 $34,602,325 $1,258,268 $8,900 
33 $34,602,325 $863,183 $6,100 
34 $34,602,325 $682,358 $4,800 
35 $34,602,325 $682,358 $4,800 

Estimated Cumulative Total $1,079,200
*Totals may not sum due to rounding.

Table 5 combines the results from the calculations depicted in Tables 3 and 4 to provide an estimate of 
the cumulative fiscal contribution that the proposed Sycamore Cross Solar project would make to Surry 
County over its 35-year anticipated operational life under Scenario 1. As these data indicate, that 
cumulative total is approximately $1.5 million. 

Table 5: Estimated Cumulative Surry County Revenue from the Proposed Sycamore Cross Solar Project
over 35 Years under Scenario 1

County Real Estate Tax $404,600

County Revenue from Taxation of Capital Investments $1,079,200

Total Cumulative Revenue over 35 Years $1,483,800
*Totals may not sum due to rounding.

The following section describes the additional annual revenue that the proposed Sycamore Cross Solar
project would generate for Surry County assuming the county adopts an energy revenue share 
ordinance under Virginia Code §58.1-2636 in lieu of taxes on capital investment. This statute currently
stipulates that a locality may assess an annual revenue share of up to $1,400 per megawatt (MW) 
alternating current (AC) generation capacity of a solar facility. However, legislation that was passed in 
the 2021 General Assembly (SB 1201/HB 2006) and went into effect July 1, 2021, allows a 10 percent 
escalator to be applied to the $1,400 per MW revenue share every five years, beginning in 2026. 
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Table 6 details the revenue generated from a revenue share ordinance including the 10 percent 
escalator. Based on a total generation capacity of 19 MW AC and an assumed commissioning date in the 
fourth quarter of 2026, a revenue share ordinance would generate approximately $1.4 million over the 
anticipated 35-year operational life of the project. 

Table 6: Estimated Surry County Revenue Generated from a Revenue Share Ordinance over 35 Years

Year MW
Revenue Share per MW with 

Escalator Annual County Revenue

1 19 $1,540 $29,300 
2 19 $1,540 $29,300 
3 19 $1,540 $29,300 
4 19 $1,540 $29,300 
5 19 $1,540 $29,300 
6 19 $1,694 $32,200 
7 19 $1,694 $32,200 
8 19 $1,694 $32,200 
9 19 $1,694 $32,200 

10 19 $1,694 $32,200 
11 19 $1,863 $35,400 
12 19 $1,863 $35,400 
13 19 $1,863 $35,400 
14 19 $1,863 $35,400 
15 19 $1,863 $35,400 
16 19 $2,050 $38,900 
17 19 $2,050 $38,900 
18 19 $2,050 $38,900 
19 19 $2,050 $38,900 
20 19 $2,050 $38,900 
21 19 $2,255 $42,800 
22 19 $2,255 $42,800 
23 19 $2,255 $42,800 
24 19 $2,255 $42,800 
25 19 $2,255 $42,800 
26 19 $2,480 $47,100 
27 19 $2,480 $47,100 
28 19 $2,480 $47,100 
29 19 $2,480 $47,100 
30 19 $2,480 $47,100 
31 19 $2,728 $51,800 
32 19 $2,728 $51,800 
33 19 $2,728 $51,800 
34 19 $2,728 $51,800 
35 19 $2,728 $51,800 

Cumulative Total $1,388,000
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Table 7 combines the results from the calculations depicted in Tables 3 and 6 to provide an estimate of 
the cumulative fiscal contribution that the proposed Sycamore Cross Solar project would make to Surry
County over its 35-year anticipated operational life under Scenario 2. As these data indicate, that 
cumulative total is approximately $1.8 million. 

Table 7: Estimated Cumulative Surry County Revenue from the Proposed Sycamore Cross Solar Project
over 35 Years under Scenario 2

Total Revenue

County Real Estate Tax $404,600

County Revenue from Revenue Share Ordinance $1,388,000

Total Cumulative Revenue over 35 Years $1,792,600
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Fiscal Impact – Isle of Wight County

This portion of the section quantifies the direct fiscal contribution that the proposed Sycamore Cross 
Solar project would make to Isle of Wight County. The analysis considers two scenarios. Both scenarios 
include the additional revenue that the Sycamore Cross Solar project would generate for Isle of Wight 
County over a 35-year period from the increased property assessments associated with reassessing the 
site as solar use property. Scenario 1 then describes the additional revenue Sycamore Cross Solar would
generate for Isle of Wight County from taxes levied on the capital investment, while Scenario 2 assumes 
tax revenue generated from the capital investment will be replaced with revenue associated with a
locally adopted revenue share ordinance and based on the project’s total generation capacity.

Table 8 details the increased property assessments associated with removing the affected acreage from 
the land use program and reassessing the 1,030-acre fenced-in site as solar use property. The county 
real estate tax revenue from the project after reassessment is estimated to be approximately $109,700
per year, for a cumulative total of approximately $3.8 million over the project’s anticipated 35-year 
operational life expectancy.39 Adding one-time rollback taxes of approximately $157,700 increases that 
cumulative total to approximately $4.0 million. In contrast, the property currently generates 
approximately $14,900 per year in real estate tax revenue for the county, for a cumulative total of 
approximately $520,000 over 35 years.40  

Table 8: Estimated Isle of Wight County Revenue Generated by the Proposed Sycamore Cross Solar
Project over 35 Years from Real Estate Taxes

Estimated Increased Appraised Value of Property under Solar Use41 $15,455,300

Isle of Wight County Real Estate Tax Rate 0.0071

Annual County Real Estate Tax – Solar Use $109,700

Cumulative Revenue over 35 Years $3,840,600

One-time Rollback Taxes42 $157,700

Cumulative Revenue over 35 Years $3,998,300
*Totals may not sum due to rounding.

39 Assumes property will be reassessed at $15,000 per acre once it is under solar use.
40 Derived from Isle of Wight County’s Real Estate Assessment database. Includes value of existing structures.
41 Calculated as 1,030 acres times $15,000. 
42 Rollback taxes are computed as the difference between the land use value assessment tax and the tax on the fair market 
value for the affected acreage for five complete tax years plus the current year, including simple interest. Does not account for 
changes in assessment values.
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Table 9 separately details the additional annual revenue that the proposed Sycamore Cross Solar project 
would generate for Isle of Wight County over a 35-year period from taxes levied on capital investment. 
This calculation is based on: 1) the taxable portion of capital investments pursuant to the 80 percent 
local tax exemption pursuant to Virginia Code §58.1-366043, times 2) the State Corporation 
Commission’s utility assessment ratio for taxation of public utilities in Isle of Wight County, times 4) the 
State Corporation Commission’s depreciation guidelines for solar facilities, times 5) Isle of Wight 
County’s real property tax rate of $0.71 per $100 of assessed value pursuant to Virginia Code §58.1-
2606. 

As the data in Table 9 indicate, based on these calculations the estimated additional county revenue 
from taxation of capital investments associated with the proposed Sycamore Cross Solar project would 
be approximately $452,700 in the project’s first year of operation, with that figure projected to decline 
to approximately $50,300 in the project’s 34th year of operation and thereafter, as the value of the 
proposed capital investments is depreciated, for a cumulative total of approximately $11.2 million.

Table 9: Estimated Isle of Wight County Revenue by Proposed Solar Investment Over 35 Years

Year
Total Capital Investment 
subject to Exemption44

Depreciated Value of Taxable 
Capital Investment45

Additional Annual 
County Tax Revenue 
Solar Investment46

1 $402,479,675 $63,767,270 $452,700 
2 $402,479,675 $63,767,270 $452,700 
3 $402,479,675 $63,767,270 $452,700 
4 $402,479,675 $63,767,270 $452,700 
5 $402,479,675 $63,767,270 $452,700 
6 $402,479,675 $63,767,270 $452,700 
7 $402,479,675 $63,767,270 $452,700 
8 $402,479,675 $63,767,270 $452,700 
9 $402,479,675 $63,547,627 $451,200 

10 $402,479,675 $62,470,669 $443,500 
11 $402,479,675 $61,329,943 $435,400 
12 $402,479,675 $60,125,450 $426,900 
13 $402,479,675 $58,850,105 $417,800 

43 The Virginia Code §58.1-3660 stipulates that solar facilities over 20MW for which an interconnection request was filed 
between January 1, 2015 and June 30, 2018 are subject to an 80 percent exemption from local property taxes.
44 Data Source: AES.
45 Accounts for the State Corporation Commission’s depreciation guidelines for solar facilities and the utility assessment ratio 
for taxation of public utilities in Isle of Wight County. Also accounts for the 80 percent exemption from local property taxes 
pursuant to Virginia Code §58.1-3660 for projects over 20 MW with an interconnection request between January 1, 2015 and 
June 30, 2018.
46 Calculated pursuant to Virginia Code §58.1-2606 which stipulates that capital equipment owned by utilities is taxed as real 
property and the local tax rate on that capital equipment would be capped at Isle of Wight County’s real property tax rate of
$0.71 per $100 of assessed value.
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Year Total Capital Investment 
subject to Exemption44

Depreciated Value of Taxable 
Capital Investment45

Additional Annual 
County Tax Revenue 
Solar Investment46

14 $402,479,675 $57,489,736 $408,200 
15 $402,479,675 $56,051,430 $398,000 
16 $402,479,675 $54,528,101 $387,100 
17 $402,479,675 $52,912,663 $375,700 
18 $402,479,675 $51,205,118 $363,600 
19 $402,479,675 $49,384,208 $350,600 
20 $402,479,675 $47,464,104 $337,000 
21 $402,479,675 $45,423,552 $322,500 
22 $402,479,675 $43,262,550 $307,200 
23 $402,479,675 $40,974,013 $290,900 
24 $402,479,675 $38,543,772 $273,700 
25 $402,479,675 $35,971,825 $255,400 
26 $402,479,675 $33,236,918 $236,000 
27 $402,479,675 $30,346,135 $215,500 
28 $402,479,675 $27,278,221 $193,700 
29 $402,479,675 $24,033,175 $170,600 
30 $402,479,675 $20,582,658 $146,100 
31 $402,479,675 $16,933,753 $120,200 
32 $402,479,675 $13,065,205 $92,800 
33 $402,479,675 $8,962,844 $63,600 
34 $402,479,675 $7,085,252 $50,300 
35 $402,479,675 $7,085,252 $50,300 

Estimated Cumulative Total $11,205,800
*Totals may not sum due to rounding.

Table 10 combines the results from the calculations depicted in Tables 8 and 9 to provide an estimate of 
the cumulative fiscal contribution that the proposed Sycamore Cross Solar project would make to Isle of 
Wight County over its 35-year anticipated operational life under Scenario 1. As these data indicate, that 
cumulative total is approximately $15.2 million. 

Table 10: Estimated Cumulative Isle of Wight County Revenue from the Proposed Sycamore Cross Solar
Project over 35 Years under Scenario 1

County Real Estate Tax $3,998,300

County Revenue from Taxation of Capital Investments $11,205,800

Total Cumulative Revenue over 35 Years $15,204,100
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The following section describes the additional annual revenue that the proposed Sycamore Cross Solar
project would generate for Isle of Wight County assuming the county adopts an energy revenue share 
ordinance under Virginia Code §58.1-2636 in lieu of taxes on capital investment. This statute currently 
stipulates that a locality may assess an annual revenue share of up to $1,400 per megawatt (MW) 
alternating current (AC) generation capacity of a solar facility. However, legislation that was passed in 
the 2021 General Assembly (SB 1201/HB 2006) and went into effect July 1, 2021, allows a 10 percent 
escalator to be applied to the $1,400 per MW revenue share every five years, beginning in 2026.

Table 11 details the revenue generated from a revenue share ordinance including the 10 percent 
escalator. Based on a total generation capacity of 221 MW AC and an assumed commissioning date in 
the fourth quarter of 2026, a revenue share ordinance would generate approximately $16.1 million over 
the anticipated 35-year operational life of the project.

Table 11: Estimated Isle of Wight County Revenue Generated from a Revenue Share Ordinance over 35
Years

Year MW Revenue Share per MW with 
Escalator Annual County Revenue

1 221 $1,540 $340,300 
2 221 $1,540 $340,300 
3 221 $1,540 $340,300 
4 221 $1,540 $340,300 
5 221 $1,540 $340,300 
6 221 $1,694 $374,400 
7 221 $1,694 $374,400 
8 221 $1,694 $374,400 
9 221 $1,694 $374,400 

10 221 $1,694 $374,400 
11 221 $1,863 $411,800 
12 221 $1,863 $411,800 
13 221 $1,863 $411,800 
14 221 $1,863 $411,800 
15 221 $1,863 $411,800 
16 221 $2,050 $453,000 
17 221 $2,050 $453,000 
18 221 $2,050 $453,000 
19 221 $2,050 $453,000 
20 221 $2,050 $453,000 
21 221 $2,255 $498,300 
22 221 $2,255 $498,300 
23 221 $2,255 $498,300 
24 221 $2,255 $498,300 
25 221 $2,255 $498,300 
26 221 $2,480 $548,100 
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Year MW Revenue Share per MW with 
Escalator

Annual County Revenue

27 221 $2,480 $548,100 
28 221 $2,480 $548,100 
29 221 $2,480 $548,100 
30 221 $2,480 $548,100 
31 221 $2,728 $602,900 
32 221 $2,728 $602,900 
33 221 $2,728 $602,900 
34 221 $2,728 $602,900 
35 221 $2,728 $602,900 

Cumulative Total $16,144,300

Table 12 combines the results from the calculations depicted in Tables 8 and 11 to provide an estimate 
of the cumulative fiscal contribution that the proposed Sycamore Cross Solar project would make to Isle 
of Wight County over its 35-year anticipated operational life under Scenario 2. As these data indicate, 
that cumulative total is approximately $20.1 million. 

Table 12: Estimated Cumulative Isle of Wight County Revenue from the Proposed Sycamore Cross Solar
Project over 35 Years under Scenario 2

Total Revenue

County Real Estate Tax $3,998,300

County Revenue from Revenue Share Ordinance $16,144,300

Total Cumulative Revenue over 35 Years $20,142,600
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Current Agricultural Use

This section provides a benchmark for the previous estimates of the economic contribution that the 
proposed Sycamore Cross Solar project would make to the counties of Surry and Isle of Wight by 
estimating the economic and fiscal contribution that the site makes to the counties in its current use.

Economic Impact Inputs and Assumptions

The analysis is based on the following inputs and assumptions: 

• The proposed Sycamore Cross Solar project would be situated on an approximately 1,156-acre 
tract of land, of which approximately 125 acres are located in Surry County and 1,030 acres are 
located in Isle of Wight County.47

• The land currently is timberland and agricultural land used to produce corn, soybeans, cotton, 
and peanuts.48

Economic Impact

Applying these inputs to the IMPLAN model results in the following estimates of annual economic
impact. As shown in Table 13, in its current use, the proposed Sycamore Cross Solar project site directly
supports approximately: 1) 1 job, 2) $0.1 million in wages and benefits, and 3) $0.4 million in economic 
output to the counties of Surry and Isle of Wight. 

Taking into account the economic ripple effects that direct impact generates, on average, the total 
annually supported impact on the counties of Surry and Isle of Wight is approximately:  1) 2 jobs, 2) $0.2 
million in wages and benefits, and 3) $0.5 million in economic output. 

Table 13: Total Estimated Annual Economic Impact of the Sycamore Cross Solar Project Site on the
Counties of Surry and Isle of Wight– Current Use49

Economic Impact Employment
Wages and 

Benefits Output

1st Round Direct Economic Activity 1 $111,400 $382,200

2nd Round Indirect and Induced Economic Activity 1 $56,700 $163,800

Total Economic Activity 2 $168,100 $546,000
*Totals may not sum due to rounding.

47 Data Source: AES.
48 Data Source: AES. 
49 Calculations based data from the U.S. Department of Agriculture and IMPLAN Group, LLC for Isle of Wight County, Surry 
County, and Virginia.



Economic and Fiscal Contribution of Sycamore Cross Solar 28

Fiscal Impact Inputs and Assumptions

The analysis is based on the following inputs and assumptions: 

• The proposed Sycamore Cross Solar project would be situated on an approximately 1,156-acre 
tract of land, of which approximately 125 acres would be located in Surry County and 1,030
acres would be located in Isle of Wight County.50

• The current assessment value of the affected acreage in Surry County is approximately $0.2 
million.51

• The current assessment value of the affected acreage in Isle of Wight County is approximately 
$2.1 million.52

Fiscal Impact – Surry County

Table 14 details the estimated tax revenue that the proposed Sycamore Cross Solar site generates for
Surry County in its current use. As the data in Table 14 indicate, the current county real estate tax 
revenue from the project site is estimated to be approximately $1,530 per year, for a cumulative total of 
approximately $53,500 over 35 years.

Table 14: Estimated Surry County Revenue Generated by the Proposed Sycamore Cross Solar Project Site
over 35 Years from Real Estate Taxes – Current Use

Estimated Assessed Value of Property – Current Use $215,300

Surry County Current Real Estate Tax Rate 0.0071 

Estimated Annual County Real Estate Tax – Current Use $1,530

Total Cumulative Revenue over 35 Years $53,500
*Totals may not sum due to rounding.

Fiscal Impact – Isle of Wight County

Table 15 details the estimated tax revenue that the proposed Sycamore Cross Solar site generates for 
Isle of Wight County in its current use. As the data in Table 15 indicate, the current county real estate 
tax revenue from the project site is estimated to be approximately $14,900 per year, for a cumulative 
total of approximately $520,000 over 35 years.

50 Data Source: AES.
51 Data Source: Derived from Surry County’s Real Estate Assessment database. Includes value of existing structures.
52 Data Source: Derived from Isle of Wight County’s Real Estate Assessment database. Includes value of existing structures.


