
 
 
 
 
 
 
 
 

 
PROJECT REVIEW COMMITTEE 

Thursday August 22, 2019 
4:00 – 5:30 pm 

Central Vermont Regional Planning Commission Conference Room 
29 Main Street, Suite #4, Montpelier, VT 05602 

 
 
 AGENDA 
PAGE 4:001  Adjustments to the Agenda 

 
   Public Comments 

 
 
 

2-21 
 

     22 
 

4:05   Act 250 / Section 248 Applications & Projects of Substantial Regional Impact 2 
a) Presentation by Encore Renewable Energy 

Proposal for 1.25MW solar electric generation facility at Bone Hill, 
Northfield, VT 

b) Review Project Review Summery Sheet 
 

 5:00  Annual Election of Officers 
As per Committee Rules of Procedure Committee shall elect a Chairperson and 
Vice-Chair person at the first meeting following annual appointment. 
 

      23 5:20  Meeting Minutes3 
Approve July 25, 2019 meeting minutes 
 

 5:30  Adjournment 
 
 

Next Meeting:  Thursday, September 26, 2019 

1 Times are approximate unless otherwise advertised. 
2 Possible action item 
3 Possible action item 
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MEMO  
Date: August 20, 2019 
To: Project Review Committee  
From: Clare Rock, Senior Planner 
Re: Encore Renewable Energy – Bone Hill Solar LLC, RT 12, Northfield, VT 
 

 
  ACTION REQUESTED:  The Committee will be tasked with determining whether the proposed solar 

development is a project of Substantial Regional Impact. And if so, weather the project conforms 
with the Regional Plan.  

 
Background 
July 16, 2019 Encore issues 45-day Notice of Application to be filed with the PUC. Filing 

included within this packet.  
 
Action Requested 
The PRC is tasked with determining if this project is a project of Substantial Regional Impact.  
 
Substantial Regional Impact (SRI) 
As identified by the Central Vermont Regional Plan 2016, amended 2018 development projects of 
Substantial Regional Impact are those that will have substantial and ongoing impact on two or more 
municipalities, including the host municipality. Among the development projects of substantial Regional 
impact are those that: 
 Will likely impact on a resource within the Region which is widely used or appreciated by people 

outside of the locality in which it is located. 
 Which may affect settlement patterns to the extent that the character or identity of the Region 

(or its sub- Regions) is significantly affected. 
 Are likely to alter the cost of living, availability of choices, access to traditional way of life or 

resources widely used or appreciated by Regional residents. 
 In addition, because CVRPC has defined housing as a critical need for the Region, CVRPC will 

participate in the Act 250 review for any project which proposes to: increase the total number of 
year round housing units (according to the most recent U.S. Census) in its host municipality by 
more than 2%; or create more than 30 housing units of any type; or create more than 5 
“affordable” housing units, as defined by VSA Chapter 117 Section 4303. 

 
Regional Plan Conformance 
To aid in the Committee’s review and anticipated action item staff recommends the Committee 
consider:  

a) The site’s relationship to its Land Use Planning Area as defined in the Regional Plan; 
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b) Direction provided in the Energy Element and incorporated Regional Energy Plan; and 
c) The development’s known impacts related to other goals and policies of the Regional Plan. 

 
a) Land Use Planning Area  

The site is located within the Rural Future Land Use Area (CV Regional Plan page 2-28) described as:  
 

Rural areas encompass the majority of the Region’s land area and are generally rural in 
character. Much of the Region’s residential development in recent decades has occurred in these 
areas in a low-density pattern along transportation routes. These areas encompass much of the 
Region ’ s large forest blocks, sand/gravel/mineral de- posits, and prime agricultural soils that, 
when in productive use, contribute to the working landscape and have significant economic 
value. Rural areas also include residential, small-scale commercial and industrial, and 
recreational uses. 

 
Policies related to the Rural planning areas include: 
 Minimize impact to the viability of agricultural operations and forest fragmentation.  
 Encourage location of development outside of farms and along the edges of forests, preferably 

with buffers between such development and the ag/forest resource.  
 Support enabling owners of farm and forestland to bear the financial responsibility of resource 

protection.  
 Provide direction on development principles to be used related to:  

- vehicular and pedestrian movement,  
- compact development as it related to power and transportation infrastructure,  
- maintaining traditional density and settlement patters as development occurs,  
- protecting wildlife corridors from fragmentation,  
- limiting the number and size of non-residential uses,  
- enabling home occupations, and  
- enabling expansion and development of outdoor recreation areas.  

 
The Rural Land Use Planning Area description references “residential, small-scale commercial and 
industrial, and recreational uses.” It should be noted that commercial and industrial land uses generally 
refer to those common uses which are defined by local zoning. Commercial and industrial uses and 
activities generally include activities involving the sale of goods or services carried out for profit; or uses 
which are engaged in manufacturing, packaging, storage and distribution of products. Commercial and 
industrial uses generally require a permeant structure or building with associated parking areas and 
infrastructure. The impacts of commercial and industrial land uses generally include regular traffic, 
stormwater runoff, noise, and odor.  
 

b) Energy Element and Regional Energy Plan 
The Energy Element includes the following Goal and Policy:  
 

GOAL: Renewable energy generation is sited to maximize potential while minimizing locally 
identified impacts. 
Policy: Evaluate generation from potential renewable energy generation by municipality 
including the identification of constraints, resource areas, and existing infrastructure by energy 
type. 

 
As contained within the Regional Energy Plan (see Appendix of Regional Plan, page 35) 
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The Regional Energy Committee further concluded that the final determination and identification 
of suitable sites would be left to the individual municipalities as they develop and evaluate their 
needs, development patterns, and future land use goals….Finally, the Central Vermont Regional 
Energy Plan supports the development of renewable energy generation technology that will not 
result in an undue adverse impact on the built or natural environment or conflict with identified 
regional policies.  

 
The proposed project is considered a Utility-scale project. The 2018 Central Vermont Energy Plan 
identifies limitations and constraints on industrial-scale wind but doesn’t specify any specific limitation 
or constraints for varying scales of solar development.  
  
Energy Plan Maps -  
 Known Constraints Map (see attached):  no Known Constraints identified. 
 Possible Constraints Map (see attached): appears there maybe presence of Possible Constraints 

in the vicinity of the site (Highest Priority Forest Block.) As the proposed development in sited in 
a cleared area, the Forest Blocks are located just the east of the site.  

 Solar Source Resource Map (see attached):  site appears to be located in a shaded area which 
indicates an area with possible constraints – see above.   

 
Appendix A of the Regional Plan contains “Known & Possible Constraint Definitions & Descriptions”  
Appendix B contains the “Regional Resource Maps.” To check out the sections of the Regional Plan 
which have been referenced within this memo visit: http://centralvtplanning.org/wp-
content/uploads/2012/03/2016-Central-Vermont-Regional-Plan-ADOPTED-06.12.2018-Reduced.pdf 
 

c) Other Goals and Policies of the Regional Plan 
Beyond Land Use Planning Areas, the Regional Plan uses its goals and policies to address other impacts 
and to direct development and conservation. However, nearly all policies in the Regional Plan use 
advisory language (should, encourage, discourage, where feasible). Advisory policies do not offer 
substantial guidance in development review because they can be interpreted in different ways for 
different developments and may be interpreted inconsistently. The following relative policies to this 
development provide directive language that could be used effectively in Section 248 development 
review: 
 Specifically, development activities in designated WHPA's [wellhead protection areas] shall be 

carefully reviewed for groundwater impacts.  
 Light sources shall be shielded and not directly visible from public roads or adjacent residences.  
 Utility infrastructure and corridors shall be sited so as to minimize aesthetic impacts, particularly 

in areas of local and regional scenic importance. [language in A, B, and C may negate the “shall”]  
 Wherever practicable, utility lines will be installed underground or behind structures in 

downtowns and village centers  
 
 Staff recommendation: the location of the development is conformance with the Regional Plan.  
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Screen shot excerpt from: 

Central Vermont Region 

2008 Future Land Use Map 

Bone Hill Solar 
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Screen shot excerpt: 

Known Constraints Map 

Central Vermont Energy Plan 2018 

Bone Hill Solar 
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Screen shot excerpt: 

Possible Constraints Map 

Central Vermont Energy Plan 2018 

Bone Hill Solar 
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Screen shot excerpt: 

Solar Resources Map 

Central Vermont Energy Plan 2018 

Bone Hill Solar 
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PROJECT REVIEW COMMITTEE 
SUMMARY SHEET 

August 20, 2019 
 
The following is a list of projects that have been received by staff since the last Project Review Committee 
meeting.  Staff will provide a general overview of the projects if necessary to determine if additional 
discussion is warranted at a future meeting.   
 

APPLICATION  APPLICANT MUNICIPALITY PROJECT SUMMARY 

1 Section 248 
Pre-Application 
Notice 

ER Bone Hill Solar 
LLC 
 

Northfield 1.25 mW solar array located off Route 12 in 
Northfield 
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CENTRAL VERMONT REGIONAL PLANNING COMMISSION 
Project Review Committee 

Thursday July 25, 2019 
4:00 – 6:00 pm 

Central Vermont Regional Planning Commission Conference Room 
29 Main Street, Suite #4, Montpelier, VT 05602 

 

Draft Minutes 
 

Project Review Committee Members:
 Lee Cattaneo, Orange Commissioner 
 John Brabant, Calais Commissioner 
 Jerry D’Amico, Roxbury Commissioner (Alternate Seat) 
 Peter Carbee, Washington Commissioner 
 Janet Shatney, Barre City Commissioner 
 Bob Wernecke, Berlin Commissioner 

Staff: Clare Rock, Zach Maia 1 
Guest:  Paul O’Leary, Brad Dousevicz 1 
 1 
B Wernecke volunteered to Chair the meeting in the absence of the current chair. Introductions were 1 
made. 2 
 1 
Call to Order 1 
B Wernecke called the meeting to order at 4:02 pm.  1 
 2 
Adjustments to the Agenda 1 
None.  1 
 1 
Public Comments 1 
None. 1 
 1 
Act 250 / Section 248 Applications & Projects of Substantial Regional Impact  1 

a) Presentation by Spruce Place LLC representatives 1 
Developer is proposing 98-unit senior living facility at 430 Berlin Mall Road, Berlin, VT 1 
  1 
B Wernecke stated he has heard about the project before as he is the Chair of the Berlin DRB, which has 1 
already approved the project. Wernecke stated he doesn’t think this would constitute a conflict of 2 
interest or be a reason why he couldn’t participate impartially as the Project Review Committee is 3 
reviewing the plan under another set of criteria.  4 
 1 
Paul O’Leary provided an overview of the project which includes: 1 
One building located on “out lot B,” and is proposing a 98-units senior facility (which will include 1 
memory care and assisted living. There will no subsidized units. But still need to define the price point 2 
based upon final construction costs.) 3 
It will be a 4-Story building with 76 underground parking spaces and 22 above ground spaces.  1 
The project is proposing its own storm water system (not tied into the Mall storm water system), 1 
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wastewater permit is pending approval. Developer has applied for Act 250 permit and the permit hasn’t 1 
yet been considered complete. Regarding traffic impacts, LOS wouldn’t change the existing area 2 
intersections. The wetland has been delineated to the rear of the parcel and a site visit coming up will 3 
confirm this. Act 250 has asked for a view shed analysis – you wouldn’t see the building from RT 62 4 
except from the Berlin Mall Road and RT 62 intersection.  5 
 6 
B Dousevicz, has developed and is operating these types of facilities in northwestern Vermont.  7 
Expecting 20-30 employees at any one time and some are part-time. Wants to put these facilities in and 8 
near existing developed areas. Market study shows strong demand and would draw people from 20-50 9 
mile radius.  10 
 11 
Discussion about the amount of pedestrians who exit Walmart and the conflict with the traffic patterns 12 
and possible alternative. The developer incorporated all the suggestions which were made the Berlin 13 
DRB.  14 
 15 
C Rock provided a summary of staff review based upon the staff memo and asked about exterior lighting 16 
as this is one of the regional plan policies which might apply. There is limited exterior lighting proposed, 17 
there will be no new street lights added along the Mall road.  18 
 19 
Motion made by J D’Amico that the project is a project of substantial regional impact, seconded by P 20 
Carbee, all in favor. Motion carried. 21 
  22 
Motion made by J D’Amico that the project conforms with the regional plan goals and policies, seconded 23 
by P Carbee, all in favor. Motion carried. 24 
 25 
 26 

b) Review Project Review Summery Sheet – discussion about how renewable energy generation is 27 
viewed under our current SRI criteria, draft criteria addressed review criteria for different scales 28 
of generation.  29 
The committee would like a presentation on the recently received 45-day notice application by 30 
ENCORE in Northfield, especially how it relates to the local plan and especially due to the 31 
knowledge of local sentiment.  32 

 33 
Annual Election of Officers 34 
 35 
Motion by B Werneke to take up the election of officers  item at  the next meeting when more people will 36 
be present, seconded by , L Cattaneo, all in favor. Motion carried.  37 
 38 
Approve June 26, 2019 meeting minutes 39 
 40 
Motion by P Carbee approve the June 26, 2019 minutes, seconded by L Cattaneo all in favor. Motion 41 
carried. 42 
 43 
Adjournment 44 
 45 
Motion by L Cattaneo to adjourn the Project Review Committee at 5:00pm, seconded by P Carbee, all in 46 
favor. Motion carried. 47 
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