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Planning Board Called Meeting

Special Use Application, Ordinance Change
May 15, 2015
Attending:

Bill Overby




J.B. Davis (citizen)
William Cox




Robert Davie (Town Administrator)
Robert Schuerch



Beth Trahos (applicant)
John Blaylock




Lisa Bobbit (citizen)

Jeff Hardy




Joseph Alexander (citizen)

Call to Order/Opening Statements

Robert Davie called the meeting to order at 2:00 PM and explained that the meeting was to consider two items: a Special Use application for a solar farm located behind an existing solar farm on Highway 158 as well as an ordinance change.  Mr. Davie read aloud the instructions for conducting a Planning Board meeting from the ordinances.  Mr. Davie asked John Blaylock to chair the meeting in the absence of Mr. Hurst.   

Discussion

After brief introductions, Mr. Blaylock asked Mr. J. B. Davis to outline his Special Use application and describe the proposed solar farm.  Mr. Davis distributed a map showing the location of the property and proposed solar farm, describing the area as not useful for tree farming.  A second group of investors would be involved in setting up two additional five megawatt solar farms on his family’s property behind an existing solar farm.  The solar farm would be adjacent to other timberland or farmland and backyards of several residences.  
Robert Schuerch asked if an easement was obtained allowing for accessibility to the property.  Mr. Davis indicated that two entrances to the property were already established.  Mrs. Bobbit asked about a buffer between her property and the proposed solar farm.  Mr. Davis indicated that a 50-foot buffer would be established, cleared of trees or brush.  Mr. Davis must clear the entire property of trees prior to construction.  Mrs. Bobbit asked about the useful life of the solar panels.  Mr. Davis indicated he was offered a 20-year lease with two, five-year contract renewals.  Mr. Blaylock asked about cleanup at the end of the lease.  Mrs. Trahos replied that the equipment can be easily removed.  Mrs. Bobbit asked if the potential use of her property would be affected in any way, being located next to a solar farm.   Robert Davie indicated that uses of her property would not be affected.  

Mr. Blaylock asked Mr. Alexander if he had any concerns about his adjacent property.  He had none.  Mr. Davie introduced several responses to a survey of adjacent property owners.  Seven responses were shown to board members, with the majority of responses being positive toward the existing solar farm.  Mr. Davie further explained that the intent of the Board of Commissioners was to change the zoning ordinances back to disallow future solar farms once the solar farm under discussion was considered and approved or denied.  Mr. Blaylock asked if there were additional questions.  Hearing none, he called for a vote on the Special Use application.  The vote was unanimous in favor of the application and recommending approval to the Board of Commissioners.
The second item for consideration was a change to the zoning ordinance, allowing for residential living in the C-1 district off of Main Street.  The below charts were used for deliberation.  

Current uses of Residential in C-1/C-2 in Zoning Ordinances

	Commercial and Industrial Districts
	Districts

	Use
	C-1
	C-2
	O&I
	I


	Single family dwellings in one building
	S
	S
	
	

	Two, three, and four-family dwellings in one building
	S
	S
	X
	


Recommended changes

	Commercial and Industrial Districts
	Districts

	Use
	C-1
	C-2
	O&I
	I


	Single family dwellings in one building off Main St.
	X
	S
	
	

	Two or more dwellings in one building off Main St.
	X
	S
	X
	

	Single family dwellings in one building on Main St.
	S
	S
	
	

	Two or more dwellings in one building on Main St.
	S
	S
	X
	



Mr. Davie described the current ordinance and the proposed change.  Robert Schuerch indicated that first floor residential in C-1 would be problematic and would “kill” commercial businesses, eventually running out of limited commercial space.  Mr. Davie explained that conventional wisdom from national and state main street organizations is that residential living in the business district is one of the key economic development drivers, and although not a silver bullet the closest thing to a silver bullet of economic development.  Mr. Blaylock indicated that running out of space would be a good problem to have.  Mr. Davie also described data from a recent meeting with the UNC School of Government, showing that Warrenton’s business district was 44% underutilized.  Mr. Schuerch expressed that high incomes are what is needed and that residential in the business district is short sighted.  His retail store markets to persons outside of the area with higher incomes.  

Mr. Overby indicated that what we are doing now is not working and that we should encourage economic development.  Mr. Schuerch reiterated that the town needs persons with higher disposable income.  Mr. Schuerch stated that the Main Street study done several years ago indicated that retail stores could do $125/sq ft, but that most local stores were doing $30/sq ft.  

Mr. Blaylock asked for a vote approving the proposed change and recommendation to the Board of Commissioners.  All voted in favor except Mr. Schuerch who voted in the negative.  


With no further business, Mr. Blaylock adjourned the meeting.

