SAN NITY DEVELOPMENT

1358 LANDUSE-23-0122 OPALCO
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s & e s 2N DEN TG

Land Use Project Permit Application

PROPERTY INFORMATION Land Use/Shoreline TRV o R WE NG
Tax Parcel Number: 352713002000 Designation: AG Water Body: "
Island: _San Juan Subdivision: Lot Number:

Property Size: 19,27 acres  Application Type:  Conditional Use Permit

Existing and Proposed Use: Existing: Agricultrual. Proposed: Solar Farm & Agricultural

Directions to Property: _Located at intersection of Bailer Hill Rd and Douglas Rd

OWNER AND AGENT INFORMATION:

Name of Owners: _QOrcas Power & Light Cooperative Name ofAgent:  Russell H. Guerry

Address 183 MT BAKER RD Address _183 MT BAKER RD
City, State, Zip EASTSOUND WA 98245-9413  City, 5tate, Zip EASTSOUND WA 98245-9413

Phone Number _ (360) 376-3589 or (360) 317-6534  Phone Number  (360) 376-3589 or (360) 317-6534

_Email  rguerry@opalco.com E-mail  rguerry@opalco.com

NOTE: Atimely appeal of Shoreline Exemptions will stay the effective date of the granting of the exemption until the appeal has been resolved at the
County level. (SJCC 18.80.140A(7))

PERMIT CERTIFICATION (Must be signed by all property owners of record or a notarized agent signature provided.)

| have examined this application and attachments and know the same to be true and correct, and certify that this application is
being made with the full knowledge and consent of all owners of the alfected property. (Signed by property owner or agent. For
agent signature, notarized authorization must be attached.)

W gEJ::I-ynﬂg;::‘lrrlt‘@:::l‘.:I-;;.‘:‘:;rlfuwm and Liyht
% Bts 0230030 1518 0700 Russell Guerry, Manager of E&O  6/30/2023
Signature Printed Name Date
Signature Printed Name "Date
Sighature Printed Name - Date o
For CD&P Use Only Complete Application: OvYes CNO
Amt. Paid: Date Received: Receipt Number: 0000
S —_{ _. na FOR STAFF USE ONLY .

o R -l g o P P A2 0 T M
Date Received: [ | | ‘f \i } *2 Amount Paid; - ; o Jor L A P Receipt#: ~ 7~ ' 2
SEPA Exempt Code Citation: Inspection Required: |:| YES D NO
m Approved [ ] penied By: Date:

NOTE: The Application Submittal Checklist for Land Use Review is a separate form that must be completed and attached to all applications, This checklist,
along with other forms that might be needed, and current fees, may be found at: http://sanjuanca.com/permitcenter/applicationforms.aspx
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Community Development
135 Rhone Street P.O. Box 947
Friday Harber, WA 98250

(360) 378-2354
ded@sanjuanco.com
WwWw.sanjuanco.com

Receipt Number: LA23-00244

Payer: OPALCO Cashier: Lynda Guernsey Date: 09/19/2023
183 MT BAKER RD
EASTSOUND WA 98245-9413
LANDUSE-23- CONDITIONAL USE San Juan Cotnty
0122
Fee Description Fee Amount Amount Paid Fee Balance
Conditional Use Permit $3,500.00 $3,500.00 $0.00
TECHNOLOGY FEE - $50 FOR PERMITS =$200 $50.00 $50.00 $0.00
$3,550.00 $3,550.00 $0.00

Total Paid:  $3,550.00

Payment Methad  Reference Payment AmoLnt
CHECK 139448 $3,550.00

—————
Total Paid: 3550.00

Printed 08/19/2023 12:24:00 by Lynda Guernsey Page 1cf !



SAN JUAN COUNTY DEPARTMENT OF COMMUNITY DEVELOPMENT

135 Rhene Street, PO Box 947, Friday Harber, WA 98250
(360) 378-2354 | (360)378-2116

ded@sanjuance.com | www.sanjuanco.com

About Land Use Permits

The San Juan County Unified Development Code (UDC) establishes several different types of land use permits,
all of which use this application packet. The purpose for requiring a permit to conduct some land uses is to
ensure that they are compatible with the County land use and development regulations. For maost projects a
final inspection is also required to confirm that development occurred in conformance with the approved
plans. When complete, applicants are asked to call one of the above numbers to schedule an inspection.

Process

All Permits

After an application, fees, and required attachments and information are submitted, CD&P has 28 days to
determine whether the application is complete. If it is not complete, the applicant has 90 days to provide all
missing information. Once the application is complete, CD&P will begin processing it. For most permits the
County must publish a notice of application in the local paper, and the applicant must post a notice on the
property and mail the notice to adjacent property owners, Some projects must also undergo SEPA (State
Environmental Policy Act) review which also requires publication and mailing of notices.

Provisional Permit

After the public comment period, CD&P staff determine whether the project is consistent with the County
land use and development codes and the criteria for approval. At that point the application may be approved,
approved with conditions, or denied. There is no public hearing. The decision may be appealed by any party
of record to the County Hearing Examiner by filing a written appeal and appropriate fees within 21 days of the
decision.

Conditional Use Permit, Variance, and Shoreline Conditional Use/ Variance/ Substantial Development
Permit

When all necessary information has been submitted, CD&P staff will schedule a public hearing before the San
luan County Hearing Examiner. At least 10 days prior to the hearing staff will issue a staff report analyzing the
proposal for consistency with code requirements and the criteria for approval. At the public hearing, the
Hearing Examiner will review the staff report, the applicant's presentation, and all public testimony and, after
the hearing is closed, determine whether the proposal is consistent with the criteria for approval. The Hearing
Examiner may approve, approve with conditions, or deny the application. For shoreline permits a notice of the
decision is sent to the Dept. of Ecology and for variance and conditional use permit applications, within 30
days of transmittal they make the final decision. The Hearing Examiner’s action on all except shoreline permits
may be appealed to Superior Court in accordance with the requirements of the Land Use Petition Act. Appeals
of shoreline substantial development permits must be submitted to the Shoreline Hearings Board within 28
days of the transmittal to Ecology, and shoreline variances and conditional use permits, must be submitted
within 28 days the Ecology’s final decision.

Land Uses Subject to P/C Determination

The CD&P Director reviews the impacts of the proposal and, if they are above a certain threshold, a
Conditional Use Permit is required. If the impacts are below the threshold a Provisional Use Permit is
required.
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Shoreline Exemption (exemption from requirement for shoreline substantial development permit).

Some activities within shoreline jurisdiction require approval of a Shoreline Exemption. These projects must
meet all the requirements of the shoreline and other development regulations, but are processed by CD&P
staff and a public hearing is not required. Decisions may be appealed to the County Hearing Examiner by filing
a written appeal and appropriate fees within 21 days of the decision.

State and Federal Requirements. Projects in wetlands, streams, lakes and marine shorelines are often subject
to State and Federal requirements. Submitting a JARPA (Joint Aquatic Resaurces Permit Application) form to
the WA Dept. of Fish and Wildlife, U.S. Army Corps of Engineers and WA Dept. of Ecology is a first step in
meeting these requirements (available at: www.epermitting.wa.gov).

Criteria for Approval

Provisional Use Permits

1. The provisional use permit application shall only be approved by the administrator if the use has been
reviewed for consistency with the applicable sections of this code (e.g., Chapter 18.40 5JCC, Performance

Standards, Chapter 18.50 SJCC, Shoreline Master Program, and Chapter 18.60 SICC, Development
Standards) and found to meet the requirements set forth by this code; and

2. Any provisional use application (not including short subdivisions) involving property located within the
jurisdiction of the state Shoreline Management Act but not requiring a shoreline permit must conform to
the policies in Element 3 of the Comprehensive Plan and the applicable regulations in Chapter 18.50 5JCC
(the Shoreline Master Program).

Conditional Use Permits

1. The proposed use will not be contrary to the intent or purposes and regulations of this code or the
Comprehensive Plan; '

2. The proposal is appropriate in design, character and appearance with the goals and policies for the land
use designation in which the proposed use is located;

3. The proposed use will not cause significant adverse impacts on the human or natural environments that
cannot be mitigated by conditions of approval;

4. The cumulative impact of additional requests for like actions (the total of the conditional uses over time
or space) will not produce significant adverse effects to the environment that cannot be mitigated by

conditions of approval;

5. The proposal will be served by adequate facilities including access, fire protection, water, stormwater
control, and sewage disposal facilities;

6. The location, size, and height of buildings, structures, walls and fences, and screening vegetation
associated with the proposed use shall not unreasonably interfere with allowable development or use of
neighboring properties;

7. The pedestrian and vehicular traffic associated with the conditional use will not be hazardous to existing
and anticipated traffic in the neighborhood;

8. The proposal complies with the performance standards set forth in Chapter 18.40 SICC;

9. The proposal does not include any use or activity that would result in the siting of an incompatible use
adjacent to an airport or airfield (RCW 36.70.547); and

10. The proposal conforms to the development standards in Chapter 18.60 SICC.
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Variances

1.

Literal interpretation and application of provisions of this code would deprive the applicant of the rights
commanly enjoyed by other properties in the same district under the terms of this code, and allowing the
variance will be in harmony with the intent and spirit of this code;

A variance is necessary for the preservation and enjoyment of a property right possessed by other
property in the same vicinity or district, but which is denied to the property in question because of special
circumstances on that property;

That the hardship described under this subsection is specifically related to the property and is the result
of unique conditions such as irregular lot shape, size, or natural features, and the application of this code,
and not, for example, from deed restrictions or the applicant’s own actions;

The granting of the variance will not be materially detrimental to the public welfare or injurious to the
right of other property owners in the vicinity; and

The variance will not permit a use prohibited by this code in the district in which the subject property is
located.

Shoreline Conditional Use Permits

1.

6.

The proposed use is consistent with the policies of RCW 90.58.020 and the policies of the Shoreline
Master Program;

The proposed use will not interfere with the normal public use of public shorelines;

The proposed use of the site and design of the project is compatible with other permitted uses within the
area;

The proposed use will cause no unreasonably adverse effects to the shoreline environment in which it is
o be located;

The cumulative impacts of additional requests for like actions in the area, or for other locations where
similar circumstances exist, shall not produce substantial adverse effects to the shoreline environment,
e.g., the total of the conditional uses shall remain consistent with the policies of RCW 90.58.020 and the
Shoreline Master Program; and

The public interest will suffer no substantial detrimental effect.

Shoreline Variances

Variances for development that will be located landward of the ordinary high water mark (OHWM), as defined
in RCW 90.58.030(2)(b), except within those areas designated as wetlands pursuant to Chapter 173-22 WAC:

1.

That the strict application of the bulk, dimensional, or performance standards set forth in the applicable
master program precludes or significantly interferes with a reasonable use of the property not otherwise
prohibited by the master program. The fact that a greater profit might result from using the property in a
manner contrary to the intent of the Shoreline Master Program is not sufficient reason for granting a
variance;

That the hardship described in this section is specifically related to the property and is the result of unique
conditions such as irregular lot shape, size, or natural features, and the application of the Shoreline
Master Program, and not, for example, from deed restrictions or the applicant’s own actions;

That the design of the project is compatible with other permitted activities in the area and will not cause
adverse effects to adjacent properties or the shoreline environment;

That the requested variance does not constitute a grant of special privilege not enjoyed by the other
properties in the area, and is the minimum necessary to afford relief; and

That the public interest will suffer no substantial detrimental effect.
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Variances for development that will be located either waterward of the ordinary high water mark (OHWM), as
defined in RCW 90.58.030(2)(b), or within wetlands as designated under Chapter 173-22 WAC:

1. Strict application of the bulk, dimensional, or performance standards set farth in the master program
precludes a reasonable use of the property not otherwise prohibited by the master program;

2. Proposal is consistent with the criteria established under subsection (1)(3)(a)(ii) through (v) of this section;
and

3. ublic rights of navigation and use of the shorelines will not be adversely affected.
Shareline Substantial Development Permits

1. Consistent with the policies of the Shoreline Management Act and its implementing regulations, Chapter
90.58 RCW and Chapter 173-27 WAC, as amended;

2. Consistent with the policies and regulations of the Shoreline Master Program in Chapter 18.50 5ICC;
3. Consistent with this chapter;

4, Consistent with the applicable sections of this code (e.g., Chapter 18.60 SICC);

5. Consistent with the goals and policies of the Comprehensive Plan; and

6. All conditions specified by the hearing examiner to make the proposal consistent with the master program
and to mitigate or avoid adverse impacts are attached to the permit.
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PROJECT DESCRIPTION i’ 0[-1@0%
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The Project is a solar farm, which consists of salar arrays and two Battery Energy Storage Systems (BESS)
located on a 19.27 acre parcel at the intersection of Douglas Road and Bailer Hill Road on San Juan
Island. The parcel is located in the Agricultural Resource (AG) land use designation within the San Juan
Valley overlay district. The Project is designed to be compatible with grazing sheep, and OPALCO is
working with a local farmer to lease the property.

The solar facility will serve the greater San Juan community by enhancing grid reliability and storing
energy for later use. The facility will be integrated into the existing infrastructure and provide energy
back into the grid. OPALCO anticipates approximately 2.5 megawatt (MW) of peak output, with
approximately 3,800 MegaWatthours (MWh) of annual production. Storage can be used to shift peak
loads to hours of reduced demand, such as late night and mid-day. In addition, solar production peaks
midday, between the morning and evening load peaks. Storage can be used to “bank” solar production
for use during the evening demand peak. The project is anticipated to be developed in 2024 or 2025.

The project will include the installation of parallel rows of solar arrays, oriented in a north-south
direction. The arrays would generally span the full distance from the north property line to the south
property line, with the exception of the northwest corner of the site, which will be maintained in open
grassland. Each array is spaced approximately 21.5 feet apart. The project also includes the installation
of two Battery Energy Storage Systems (BESS), which are comprised of batteries that store energy and
transfer the energy back to the grid. The BESS equipment would be located in metal cabinets on
concrete bases, located within a 136 foot by 119-foot graveled equipment area surrounded by a chain
link security fence in the southwestern portion of the parcel. A Site Plan showing the layout of the
facility is included as Attachment 1 (Site Plan, Volumes 1 & 2).

The entire facility would be enclosed by a new farm fence bordered by a 10-foot landscape buffer
planted with native shrubs and ground cover on the north, east, and southern portion of the site, The
existing hedge and mature trees on the western parcel boundary will remain. Two existing access points
to the $an Juan Island County (County) roads would be improved to gain access to the project site from
Douglas Road and Bailer Hill Road.

The facility would be unstaffed, requiring only occasional visits from OPALCO technicians for
maintenance or repair. The facility will not require water or sewer services, A fire safety systemis
integrated into the BESS design, and OPALCO will coordinate fire safety procedures with local
authorities.

The BESS system has eight levels of protection to prevent, mitigate and contain any possible thermal
runaway events. Internal temperature monitoring will shut down the system, contact emergency
services, vent evolved gases and release internal fire suppression compounds.

The Vanadium Redox Flow battery electrolyte (cantained within the BESS) is not flammable, and there
are no special hazards arising from the mixture. In the event of a fire in or near the containers advice to
fire fighters included in the Invinity Safety Data sheet explains, to fight the fire from maximum distance



or used unmannad hose holders or monitor nozzles, $tay away from the ends of the tanks. Cool
comtainer with flooding quantities of water until well after the fire is out.

The entire parcel would remain in agricultural use through livestock grazing onsite, thereby maximizing

use of the property, and ultimataly benefitting the residents of San juan Ishnd.

BACKGROUND

OBALCO attended a pre-application meeting with 3an Juan County staff on August 18, 2021, to discuss
the proposed Project. County staff issued a Land Use Pre-Application Meeting Memorandum on August
30, 2021, in which staff concurred that the proposed project gualifies as & “Commercial power-
generation facility,” which is an allowed, conditional use in the Agricultural Resource (AG) land use
designation {Attachment 2}. Livestock grazing is considered an agricultural sctivity and Is an allowed use
in the Agricultural Resource (AG) fand use designation. County staff instructed the applicant to
demonstrate that the proposed project cormnplies with the following sections of San Juan County Code
{84CC):

s SJICC1R.30.040, Table 18.30.040 ~ see response to question 1

e  5JCC 18.30.070 ~ see response to question 1

e SICCIR.35030—see response 1o question 1

« 5JCC 18.35.85-105 —see response to question 1

+ SJCC 18.40.430 - see response to question B

s SICC 18.60.050, Table 6.2 — see response to question 10

»  5)CC 18.60.060 —~ see response to question 10

o SICC 18.60.070 — see response to question 10

s  SJCC 18.80.030 — see response to guestion 1

* SiCC 18,280,100 - see response fo gquestion 1

1. The proposed use will not be contrary to the intent or purposes and regulations of this
code or the Comprehensive Plan,

Below is a discussion of the San Juan County Code {51CC) and Comprehensive Plan sections that the
County instructed OPALCO to address in this application,

SJCC 18.30.040 Table 18.30.040, Allowable and prohibited uses in rural, resource, and special land use
designations

SICC 18.30.040, Table 18.30.040 identifies “rommercial power-generation facilities” as allowed,
eonditional uses in the Agricultural Resource land use designation.

Response: The proposed Project qualifies as o commercial power generation facility and would be
located in the Agricultural Resource land use designation. The proposed project is therefore allowed as a
conditional use under S/1CC 18.30.040, Table 18.30.040.



5JCC 18.30.070 Rural, resource, and special lands — special provisions

A, Agriculturat and Forest Resource Lands. On all agricultural or forest resource fands (AG and
FOR), the maximum area of development which is not related to agricultural or forestry uses
and activities shall be limited to 20 percent of the parcel area, but not less than one acre,
regardless of the assigned density. Further, in the division of 3 parcel by any means, the
allowable area for conversion of the parent parcel to nonfarm and/or non-forestry use shall not
he exceeded. This shall not anply to parcels smatler than five acras.

Per 5JCC 18.20.010 "A” definitions, "Agricultural activities” means agricuitural uses and practices
defined in RCW 90.58.065.

Per RCW 90.58.065(2) Application of guidelines and master programs to agricultural activities.

a. "Agricultural activities" means agricultural uses and practices including, but not limited
to: Producing, breeding, or increasing agricultural products; rotating and changing
agricuttural crops; altowing land used for agricultural activities to lie fallow in which it is
plowed and tilled but left unseeded:; allowing land used for agricultural activities to lig
dormant as a result of adverse agriculturat market conditions; allowing land used for
agricultural activities to lie dormant because the fand is enrolied in a local, state, or
federal conservation program, or the land is subject to & conservation easement;
conducting agricultural operations; maintaining, repairing, and replacing agricultural
aguipment; maintaining, repairing, and replacing agricultural facilities, provided that the
replacement facility is no closer to the shoreling than the otiginal facility; and
maintaining agricultural tands under production or cultivation;

b. "Agricultural products” includes but is not limitad to horticultural, viticultural,
flaricultural, vegetable, fruit, berry, grain, hops, hay, straw, turf, sod, seed, and apiary
products; feed or forage for livestock; Christmas trees; hybrid cottonwood and simiar
hardwood trees grown as crops and harvested within twenty years of planting; and
tivastock including both the animals themselves and animal products including but not
timited to meat, upland finfish, poultry and pouitry products, and dairy products;

Response: The Project includes two compatible and complementary uses; solar electricity production and
livestock grazing, While a small portion of the parcel will be permanently impacted by the installfation of
equipment related to solar energy production and storage, the majority of the porcel will be utifized for
fivestock grazing, which is classified as an agricultural activity per RCW 90.58.065(2){a).

Up to 6.48 acres may be disturbed ternporarily during construction of the sofar farm, however,
approximately 1 acre will ultimately contain development that is not related to agricultural or forestry
uses. As described in response to question #10 (SICC 18.60} below, OPALCO proposes to create 1.02 ucres
of impervious surface amounting to approximately 5.23% of the porcel area. The majority of the
remaining 18.27 acres {94, 77%) of the parcel will be replanted with sheep-friendly native grosses to
allow sheep grazing amid the solar arrays, thereby muintaining approximately 85% of the parcelin
agricultural use. (See Attachment 3 — Stormwater Site Plan (Cushing Terrell, 2023).



SICC 18.30.070.8 (Conservancy Designations) and 18.30.070.C (Natural Designations) do not apply to the
propased project because it is not located in shoreline jurisdiction,

C 18.35.030 Critical areas - general exemptions,

Response: All of San fuan County is mapped as a Critical Aquifer Recharge Area, including the subject
parcel. However, the Praject will have no adverse impacts on ground water resources an site or in the
vicinity, as no groundwater withdrawals are contemplated os part of the Project. No other criticol oreos
were identified on the parcel and the proposed project would not cause any additional intrusion into
geologicolly hazardaus areas, frequently flooded areas, wetlands, or fish and wildlife habitat
conservation areas or their buffers; soil erosion will be controfled, disturbed areas will be promptly
stobilized; and actions will not have additional adverse impacts on the functions and values of critical
areqs.

SJEC 18,35 85105 Wetlands

Response: Sections 18.35.85 through 18.35.105 address wetlands. Because there are no regulated
wetlands on site, these code sections do not apply to the Project.

OPALCO has submitted a wetland report by a qualified professional that confirms that wetlands are not
present on this property. See Attachment 4 - lacabs Critical Areas Exernption Report, August 2020,
omended April 2023,

SICC 18.40.430 Utility {electrical, sewerage, and other) distribution and transmission lines and
substations.

Response: See response to question 8 below,

SICC 18.60,050 Density, dimension, and open space standards, Table 6.2,

Response; See response to gquestion 10 below.

54CC 18.60.060 Clearing and grading standards.

Response: See response to question 10 below,

5JCC 18.60.070 Storm drainage standards,

Response: See response to question 10 below.

5JCC 18.80.030 Notice of project permit applications, public comment, and notice of hearing.

Response: Applicant will adhere to all applicable public notice requirements.



$ICC 18.80.100 Parmit proceduras for canditional use and variance permits,

Response: As described previously, the Praject qualifies as o Commercial power-generation facility which
is allowed as a canditional use in the Agricultural Resource land use designation. The submittal of this
gopplication demonstrates compliance with this 51CC code section.

Comprehensive Plan

Response: The 2036 Comprehensive Plon Update was adopted November 30, 2022 ond went into effect
April 1, 2023. The Project is consistent with the following elements of the 2036 Comprehensive Plon:

Section B, Elament 2, Subsection 2.2.C (Energy)

The goal of this section is “to conserve energy and promote energy efficiency.” The policies in this
section include a pravision that San Juan County “provide opportunities for the development and
use of alternative energy resources that are compatible with the notural environment.”

As a solar farm, the Profect is an example of an glternative energy resource that is compatible
with the natural environment.

Section 8, Element 8 [itilities - Section "8.1 Introduction”

This section establishes that "this Element of the Comprehensive Plan {Plan) establishes goals
and policies to guide the provision of utiity services” {p.1) and recognizes the assumption thot
“utility providers ore the best identifiers of utility problems and the solutions needed to
overcome them” (p.1).

OPALCO has identified solor power as an important element of locally generated energy.
Section 8.3.1 Electricity “Energy Qutiook”

This section states that "San Juan County can reduce carbon emissions by increasing reliance on
electricity if it comes from clean, renewable sources, and is used as efficiently as possible” (p.3).
The text goes on to the recognize that “OPALCQ is transitioning to o more locally generated
energy mix, which could include member-generated energy {solar, wind, micro-hydra),
Community Safar, utility-scale salar, tidal energy, and cther new technologies. OPALCO expects
that up to fifty percent of County energy could be generated lpcally by 20407 (p.5) and that “the
need for locolly generated electricity from wind, solar, tidal, and other sources are vitally
impaortant to prevent economic disrugtion and preserve the County’s environment” (p.5). The
text in this section ulse recognizes that The County Vision stotes, "our community strives for
energy independence.. we use renewable energy.” To achieve this viston will require significant
land and water greas to host local renewabfe energy and tidal power sites” (p.5},

The Praject is consistent with the County’s Energy Outlook.
Section 8.5.A General Gaals and Policies

This project is also supported by several goals and policies listed under Section 8.5.A General
Goals and Policies, including the following:



- Goal 6 ~ “Minimize the enviranmental impacts of electricity production and use while
pramating energy independence.”

-~ Poficy 1 - “Encourage utility service providers to explore innovative and alternative
methods of producing energy.”

- Palicy 2 - “Work with the 5an fuan County Conservatian District and OPALCO to promote
cammunity salar projects and provide technical assistonce and incentives to increase
individual home solar installations.”

- Paficy 7 - “Fnsure that sofar installations are sited and designed in o monner that
mHinimizes impacts on agricultural lond, allows for flexibifity in future agricultural activity
and maximizes potential for multiple benefits from “agrivaltaics.”

As described throughout this application, the Project combines energy production and agricultural uses
to develap @ resource that will benefit County residents. Solar energy is @ passive, renewable afternative
energy resource that is compatible with the natural environment. The proposed project is o step forward
in OPALCO’s commitment to generate electricity from clean, renewable sources and to transition to o
locally generated energy mix while maintaining the rural use of the property through livestock grazing.

San luan Valley Overlay district - The Praject does not involve land subdivision. Therefore, this overlay
district does not apply.

The Project has been designed and sited to meet the intent, purposes, and regulations of the San Juan
County Code and Comprehensive Plan and the praposed use will nat be contrary to the intent or purposes
and regulations of Son Juan County Code or its Comprehensive Plan.

In addition, the project has significant support from OPALCO members, as evidenced by the attached
letters of support to this application {Attachment 5).

2. The proposal is appropriate in design, character, and appearance with the goals and
policies for the land use designation in which the proposed use is located.

Response: The Project qualifies as o commercial power generation facility and would be located in the
Agricultural Resource Land Use designation. The Project is alfowed as a conditional use under SICC
18.30.040, Table 18.30.040. The Project is designed to meet all applicable development standards
described under SJCC 18.60 Development Standards (see response to criteria #10) and ulso meets
additional design criteric described 18.30.070 Rural, resource, and special lands ~ Special provisions (see
response to criteria #1). The land will remain in agricultural use and support livestock grazing.
Additionally, o landscaped buffer will be planted around the parcel to screen portions of the facility from
adjacent roads and properties. The praposal is appropriate in design, character, and appegrance with
the goals and policies for the land use designation in which the proposed use is located,

3. The proposed use will nat cause significant adverse impacts on the human or natural
environments that cannot be mitigoted by conditions of approval.

Response: A State Environmental Policy Act Environmental (SEPA) Checklist was prepored pursuant to
Washington Administrative Code (WAC) Title 197, Chapter 11, Section 960 (187-11-863) for 5an Juan



County ta censider the environmental impacts of this project, see Bailer Hill Microgrid Project SEPA
Checklist dated June 15, 2023 [Attachment ).

The project is nat anticipated to couse significant adverse impact on the human or natural environrment,
including potential impacts to earth, air, water, plants, anirnals, energy and natural resources,
environmental health, land and shoreline use, housing, gesthetics, light and glare, recreation, historic
und cultural preservations, transportation, public services, and utilities,

4. The cumulative impaoct of additional requests for like actions (the total of the conditional
uses over time or space) will not produce significant adverse effects to the environment
that cannat be mitigated by conditions of approval.

Response: No additional related actions are anticipated at this time.

5. The proposal will be served by adequate facilities including access, fire protection, water,
stormwater control, and sewage disposal facilities;

Response: The Project will be served by adequate facilities, including access, fire protection, and
stormwater managernent facilities. The Praject will be unstaffed and will not require water service or
sewnge disposal facilities.

The applicant has submitted a Stormwater Management Plan for the site, see Attachment 3. The salar
panels and BESS equipment are made of flame-resistant materiol ond do not increase the likelihood of
fire in the area,

6, The location, size, and height of buildings, structures, walls and fences, and screening
vegetation associated with the proposed use shall not unreasonably interfere with
allowable development or use of neighboring properties.

Response: The location, size, ond height of the Project equipment, as well as the screening vegetation,
which is to be planted an the north, east, and southern 10-feet of the parcel perimeter, will not
unreasonably interfere with allowable development or use of neighboring properties. The subject parcel
is surrounded by land zoned either Agricultural Resource (AG) or Rural Farm Forest (RFF). The proposed
facility is designed to meet the design criteria for the AG land use designotion as well as the development
standards of SICC 18.60 and the additional criteria described in 18.30.070 (Rural, resource, and special
lands — Special provisions). The Praject will be an unstaffed, passive, low intensity use that will huve no
impact on allowable development or use of adfacent parcels.

7. The pedestrian and vehicular traffic associated with the conditional use will not be
hazardous to existing and anticipated traffic in the neighborhood.

Response: The pedestrian and vehicular traffic associated with the conditional use will not be hazardous
to existing and anticipated traffic in the neighborhood. Folfowing construction, the Project would be
unstaffed and would enly require approximately one to two visits per month for routine operations and
maintenance.



8. The proposal complies with the performance standards set forth in Chapter 18.40 5ICC,

Response: In compliance with the provisions of SICC 18.40, OPALCO will submit a study describing the
baseline and projected electromagnetic field (EMF) density prior to permit issuance by San Juan County,

9. The proposal does not include any use or activity that would result in the siting of on
incompatible use adjacent to an airport or girfield (RCW 36.70.547).

The proposal does not include any use or activity thot would result in the siting of an incompatible use
adfacent to an airport or airfield. The facility will not emit any light, glare, or radio frequency
transmissions that might interfere with aviation,

OPRALCO has submirted o Glare Study by FargeSolar, February 2023 {Attachment 7). The study included
analysis of glare at the Friday Harbor Alrport and determined that no glare from the Project would affect
the airport.

10, The proposal conforms to the development standards in Chapter 18.60 5JCC.

The proposal conforms te afl applicable devefopment standards in Chapter 18.60 51CC,

SJICC 18.60.050 Density, dimension, and o, standards, Tabie 6.2,

The project is designed to meet the development standards outlined in 18.60.050, including setbacks,
height limit, and impervious surface. Table 6.2 defines the developrent Standards for the agricultural
resource zone, including the following:

+ Maximum Density
Response: Does not apply. No dwelling units proposed.

»  Minimum Lot Area
Response: Does not apply. No subdivision or dwellings proposed,

+ Minimum Front or Road Setbacks
Response: The Project meets required setbacks of 45 feat for collector roadways. The applicable
sethacks are shown on the Attachment 1 - Site Plan, Volume 1, Sheet (3100

*  Minimum Rear and Side Setbacks
Response: Response: The Project meets the required setbacks. The applicable setbacks are
shown on the Attachment 1 - Site Plan, Volume 1, Sheet G100,

+ Building Height (Feet)
Response: Proposed project meets building height limits. Al proposed structures are under 35
feet in height.

=  Maximum Area of Imparvious Surface (%}
Response: 51CC 18.60.050, Table 6.2, establishes 10% of the lot as the totel impervious surface
areo aflowed on an Agricultural Resource lot; Note 10 states the following:



“Impervious surface fs measured by calculating the horizontal land area of oll surface areas
that create a harrier to or retard the entry of water into the soil in comparison with natural
conditions prior to development, including but not limited to buildings, parking areas,
driveways, roads, sidewalks, patios, pocked earth, and oited surfaces. Open, uncovered
retention/detention fucilities shall not be considered as impervious surfaces.”

As described in Attachment 3 - OPALCO Community Solar Stormwater Site Blan prepared by Kris
Desper, PE of Cushing Terrel, 2023, the project will cregte 1.02 acres of impervious surface,
which is 5.23 % of the parcel areq, and is below the 10% impervious surfoce area threshold of the
code. The impervious surface calculation includes all proposed access roods, akove ground
eguipment, concrete equipment slabs, graveled equipment yard, solor array pile foundations,
and solar panels, Each of these elements is described in detail in Attochment 1 - Site Plan. See
Table 1 below for impervious surface created by each Praject component.

Table 1; impervious Areas

Total Site Area = 19.27Acres
|
Impervious Areas

Area [SOFT) | Quantity | Total SQFT Acras
PV Array Piles W 6"x9" 0.02 495 9.9 0.000227
PV Array Piles W &"x10" 0.03 660 19.8 £.000455
Gravel Access Roads 5,450 1 5,450 0.125115
Gravel Pad BESS Yard 16,184 1 16,134 0,371532
Concrete Equipment 5Slabs 86 1 A86 0.011157
Solar Panel Area 22,166.67 1 22,167 0.508875
Total 44,317 1.017361
Percentage mpervious 5.23% 5.23%

Notes rding i (811 ur lculations for solgr pane!

As described in Attachment 3 - OPALCO Community Solgr Stormwater Site Plan (Cushing Terrel],
2023}, the impervious surface calculations for the solor panels were analyzed using the "PV-
SMaRT Solar Runaff Calcufator” developed for the Photovoitaic Stormwater Managerment
Research and Testing (PV-5MaRT} project at the University of Minnesota. The PV-SMaRT Solar
Runoff Calculator was developed to estimote stormwater runcff from ground-mounted solar
phatovoltaie sites for pre- and post-construction site-specific canditions. The calculator was
developed to estimate starmwater runoff at sofar phatovoltaic (PV) sites by accounting for: 1)
soil and topographic characteristics {soif texture, sail depth, soil bulk density, slope); 2} surfoce
cover (raw crop, turf, pollingtor habitat, etc.); 3) disconnected impervious surfuces associated
with solar panel design (panel spacing and orientation); and 4) climatic factors (precipitation).

Solar panels create less impervious surface than ather similarly sized structures due to the design
of the panels which are raised chove the ground and therefore maintain the existing vegetation
and soil conditions beneath. This design feature, calted “disconnection,” alfows the flow off the



impervigus surface to vegetated ground where the flow is infiltrated. Therefore, solar
development is unique in the three-dimensional flow of stormwater; stormwater both flows
along the impervious panel surface and can also infiltrate under the panel through pervious
ground cover. The design of the panels allows water running off one row of panels to run across
the ground and be absorbed in the ground located under adjacent panels. See Figure 1 below.

/ Flow Path

Figure 1: Water flow and infiltration from disconnected surface

In conclusion, the propoesed project would create 1.02 acres (44,317 square feet) of impervious surface,
which is 5.23 % of the 19.27-acre parcel area. This complies with the 10% maximum impervious surface
area on site.

Minimum required open space or landscaped area (%)
Response: Not applicable (per Table 6.2, Note 12).

Maximum developable area (%),
Response: Note 14, establishes that the maximum area of development that is ot related to
agricultural or forestry uses and activities shall be limited to 20 percent of the parcel area.

The full text of Note 14 states:

"On all agricultural or forest resource lands (AG and FOR), the maximum area of
development which is not related to agricultural or forestry uses and activities shall be
limited to 20 percent of the parcel area, but nat less than one acre, regardless of the
assigned density. Further, in the division of a parcel by any means, the allowable area for
conversion of the parent parcel to nonfarm and/er nonforestry use shall not be
exceeded. This shall not apply to parcels smaller than five acres.

As described in the discussion of S1CC 18.30.070 under criteria 1 response above, approximately
95% of the parcel will support agricultural activities in the form of livestock grazing. The only
areas of the parcel that will not suppart the growth of native grasses for livestock graving are
the areas covered by impervious surface. As described above, the total new impervious surface
areas generated by the Praject amount to approximately 5% af the total parcel area, which is
below the twenty percent limit allowed under maximum developable area (%) (per Note 14,
Table 6.2 of 51CC 18.60.050).
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SICC 18.60.060 Clearing and groding standords,

Response: As required by SICC 18.60.060, ofl grading and clearing activities will be conducted 50 as to
minimize potentiol adverse effects of these activities on forested londs, surface water quality and
gquontity, groundwaoter recharge, wildlife habitat, and scenic resources,

Refer to the overall grading plan in Attachment 1 - Site Plan, Volume 1, Sheet C200 et seq. of attached
plan set for details.

A Clearing and Grading Permit application is included os Attachment 8.

SICC 18.60.070 Storm drainage standards.

Response: See Attachment 3 - OPALCO has submitted a Stormwater Management Plon with this
application. See "OPALCO Community Solur Starmwater Site Plan” prepared by Kris Desper, PE of
Cushing Terrefl, 2023. The plan conforms to the standards and minimum requirements set by the
Washington State Department of Ecalagy’s Stormwater Managerment Manual for Western Washington
{2018), Publication Nos. 05-10-029 through 05-10-033. in wddition, the best monagement practices
identified in the lonuary 2005 Low Impact Development Technical Guidance Manual for Puget Sound,
produced by the Puget Sound Action Team, are acceptable alternatives for managing runoff, controlling
sofl erosion, and maximizing and protecting recharge.

11



List of Attachments:

Attachment 1 - Site Plan Design Package, Velumes 1 and 2
Attachment 2 - San Juan County Pre-application Repaort
Attachment 3 - Stormwater Site Plan, Cushing Terredl, 2023
o Appendix A : Soil Information & Geatech Report
Attachrment 4 - Critical Areas Exernption Report, Jacobs, 2020
Attachment 5 - Letters of Suppon from OPALCO members
Attachment 6 - SEPA checklist
o Attachment A - Vanadiurm Spill Response Plan
o Attachiment 8 - Noise Anaiysis
o Attachment C - Letter of Support from Qak Knoll Farm, June 30, 2023
o Attachment D - Cultural Resources Inventary and Report for the Project (Jacobs,
2021}
o Attachment £ - DAHP Letter of Concurrence with No Adverse Effect determination,
July 2021
Attachment 7 - Glare Study, ForgeSolar, 2023
Attachment 8 - Clearing and grading permit application, HDR

Acronyms and Abbreviations

BESS battery energy starage system
County San luan County

MW megawatt

OPALCO Orcas Power & Light Cooperative
RCW Revised Code of Washington
SEPA State Environmental Policy Act
SICC San Juan County Code

WAC Washington Administrative Code
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6/16/23, 9:25 AM Mail - Krista Bouchey - Outlook '-C’
.{%:\

. By

Re: Community Solar Update: Bailer Hill Microgrid ’5??%' e I ’PJ,,;,
Uy, 6, b
Jean Agapoff ) O
;i ) 23 7

Fri 6/16/2023 9:13 AM é)(,? o
To:Community Solar <solar@opalco.com=> {?“f’%
Dear San Juan County Council, Building Advisory Council, and Permitting Department, W

Our household supports OPALCO's planned Bailer Hill Solar System. My husband and | would like
to put solar panels here on our house on Orcas, but due to orientation and trees we would not get
much energy from the panels. We bought into OPALCQ's Decatur solar system and would like to
invest in the planned project on SJI as well. We feel strongly that clean energy independence is
important for the islands. We have been waiting to invest in this project for some time. Please
allow it to be built.

Thank you, Jean Agapoff and Hugh Everett

On Jun 14, 2023, at 4:12 PM, OPALCQ Community Solar <solar@opalco.com= wrote:

View thiz emall in vour browse

Dear Solar Enthusiasls:

Thanks lor your inlerest in OPAILCO's communily solar program! The
Bailer Hill Microgrid project will include a community solar array and
bailery storage. The project has encounlered a lew obstaclas that have
resulted in delays. to include lirnited availability of contractars and
cerlain malerials including the solar panels, We're moving lorward as
fast as we can and hope 1o begin construction in early 2024 — wilh
subscriptions for shares in lhe project opening soon aller,

Right now, we need your help to keep the project an track!

OPALCO iz applying for a conditional use permit through San Juan
County to allow solar and battery on agricultural land. We already have a
local sheep farmer contracted to graze the land and plan to continue co-

apting the land for agricultural use after we build the microgrid project.

Haow can you help?

hitps:#outlook oftice com/mauil/inhox/id/ AQMKAGZhMDIZDZI LTI ODY INDeSY y 1 hMTThi WUIM2ZRIYzY yY Te JOABGAAADeDpEX AcNEkoxe Y nMIPygHweA .. 113



Fully support the plans that OPALCO has for locating a community solar project at the curve
from Douglas Rd to Bailer Hill Rd on San Juan Isfand. | have been a fulltime resident of $an Juan
Island for 23 years, a longtime proponent of solar energy, and understand the importance of
renewable power sources for our islands. This project represents a positive step forward for all
of us. | have rooftop solar on my house and am {ooking forward to being able to further
contribute via a community solar project to increase the diversity of our local power sources.
As a resident on the west side of the istand, my normal drive to town is via Bailer Hill
Rd/Douglas Rd going by the proposed OPALCO solar site. Seeing solar panels on that property is
in no way a deterrent to my enjoyment of that drive and the pastoral atmosphere of the area.
tn fact it would give me pleasure to sce the expansion of solar on this istand. And seeing sheep
grazing there is just a reminder of how progress and agriculture can be mixed effectively. 1look
forward to seeing this solar project move forward.

Susan Eberhard
San Juan Islandg



June 14, 2023
TO: San Juar County, Community Development
Letter In Suppart of OPALCO's Bailer Hill Comraunity Solar Project
Sirs;
OPALCO's Bailer Hill Community Solar Project is an absolute necessity.

The world’s enetgy reserves are being consumed at a ferocious rate. it is estimated that the entire
world's supply of known coal reserves will be depleted in about 110 vears. The known supply of crude
ofl wilt be depleted in 53 years. The known supply of natural gas will be gone in 54 years. The last new
nuclear power plant in the United 5tates was completed in 1996. Not a single new nuclear power plant
project has even been proposed in the last 30 years. And conservation groups are calling for removal of
dams everywhere. That leaves splar and wind pawer as the only two viable, long term sources of
electricat power.

Projects such as the OPALCD's Bailer Mill Community Solar system are our future. Please do everything
in your power to encourage it and ensure It succeeds. Also, please all encourage future development of
hoth wind and solar efectrical production projects.

Thank you,
John Becker, BSME, MSME, MBA Engineering

PO Box 1647
Eastsound, WA 98245



6/ EH/23, B:16 AM Mait - Krista Bouchey - Dutlook

Re: Community Solar Update: Bailer Hill Microgridf county letter

jbeeman haller-beeman.com

Fri 6/16/2023 8:35 AM

To:Community Solar <solar@opalco.com:
Dear San Juan County Development Office,

| strongly support the Bailer Hill Community Solar project that OPALCO is currently trying to
build. This project will include a large solar array and storage, which will help the islands
become more self-reliant in terms of energy. This has many benefits to our island society,
including:

» Less use of hydro-powered electricity from the mainiand, which can then be used to offset
other peak (often carbon-based fuel) demands

» |.ocal storage can help keep refrigerators working when the mainland trunk line goes
down

« Local production of electricity doesn't need as much grid improvement, which is a current
bottleneck for most mainstream commercial renewable energy projects.

= As more electric cars and heat pumps come on-ling, our grid will need more capacity to
support these uses, Electric car charging, in particular, can be synchronized with solar
output, using this source of energy more efficiently

Please expedile the permitting and approval of this project. It makes sense.
Sincerely,
Jeffrey Beeman

76 Hawk Hill Lane, Bax 396
Orcas, WA 88280

From: OPALCO Community Solar «<solar@opalco.comz

Sent: Wednesday, June 14, 2023 412 PM

To: jpeeman haller-beeman.com <jbeeman@halier-beeman.com:
Subject: Community Solar Update: Bailer Hill Microgricd

hieps:Hontlook oflice com/malAd AQMEAGZLMINIZDE ETTIONY INDeSY y ThMTIh WU IM2ZIGY 2 Yy Y Te JOABGAAADCDRI X ACNTROx Y uMITyglHweAniBgll. 13



6/16/23, 9:24 AM Mail - Krista Bouchey - Qutlook

Re: Community Solar Update: Bailer Hill Microgrid

Mike Bentz
Fri 6/16/2023 9:15 AM

To:Community Solar <solar@opalco.com>
Cc:Cindi Bentz <cindihappy@centurylink.net>

To: San Juan County
Subject: Support for Bailer Hill Community Solar

We hope you will grant the conditional use permit for the subject project. As residents of Decatur
Island, we are so proud of our OPALCO solar farm and we tell every guest about it. The ideals of
green power, and of making the islands more self-sufficient, are important to us, and well worth the
usage of the Decatur land. The proposed co-use of the Bailer Hill site sounds even better. This will
be a great demonstration of how we can further those ideals.

Sincerely,

Mike and Cindi Bentz
Decatur Island

On Jun 14, 2023, at 4:12 PM, QPALCO Community Solar <solar@opalco.com= wrote:

il i your browser

=]

view this em

Dear Solar Enthusiasts.

Thanks for your interest in QPALCO's community solar pragram! The
Bailer Hill Microgrid project will include a community solar array and
batlery slorage. The project has encounterad a few obslacles that have
resulted In delays, o Include limiled availability of confractors and
certain materials including the salar panels, We're moving forward as
fast as we can and hope o begin construction in early 2024 — with
subscriptions lor shares in the projecl opaning soon afler,

Right now, we nead your help to keep the project on track|
OPALCO is applying for & conditional use permil through San Juan
County lo allow solar and battery on agricultural land. We already have a

local sheep farmer conlracted lo graze the land and plan o continue co-
apting the land far agriculiural use after we build the microgrid project,

hups:/foutlook office. com/fmailf/inhox/id/ AQMEAGZIMDINZDZ LTI ODY INDeSY y ThMTIhLWUIM2RIY 2 Y yY Te lOABGAAADCDpM X AcNFRAxc Y aMTygHweA ... 143



6/16/23, 928 AM Mail - Kristi Bouchey - Outlook

RE: Community Solar Update: Bailer Hill Microgrid

Bruce Clarke

Fri 6/16/2023 9:13 AM

To:.Community Solar <solar@opalco.com>

| certainly would like to add my support for this project. Anything that can help reduce our reliance on
energy sources originating on the mainland is a good idea. And this project really does not negatively

effect usage of agricultural resources since the acreage involved is still available for many-if-not-all
typical island agricultural purposes.

To whomever in the County is involved in the permitting process, please take whatever steps are needed
to fast-path this obviously important project. | drive by this site nearly every day and it is difficult to
imagine any good reasons why this project can't move along quickly.

Bruce Clarke
601 Little Mountain Road
San Juan Island

From: OPALCO Community Solar <solar@opalco.com=
Sent: Wednesday, June 14, 2023 4:12 PM

To: Bruce Clarke <bruce @bclarke.net=

Subject: Community Solar Update: Bailer Hill Microgrid

OMMUNI

Dear Solar Enthusiasts:

Ihanles Tor your interestin QRAL CO's communily solan program! The
Haler Hill Microgrd project will include & cammunity solar array ant
battary slornge. T hea project bas encountered & lew obslacles thal
have tesultad in delays, 1o include limited avallabilily of contraciors
and cerlain matenals including the solar panels. We're moving forward
as last das we can and hope o begin construclion in early 20024 — willy

subsenplions for shanss in the project opsning soan aller
Right now, we need your help o keepr the projecl on lrack!

OPALCC s applying for a condiliondl use permit through San Juan

hitps:/outook oflice conymalinbox /I AQMEAGZIMDIZ1IXZILETTODY INDeSY y IBM TIHEW U TM2E1Y 2Y y Y Te IOABGAAADRcDpEXACNPRGxeY nMMTygllweAL,. 143



ﬁl'l.l'.‘tl".’.]. 0:21 AM Mail - Krista Bouchey - Outlook

RE: Community Solar Update: Bailer Hill Microgrid

dougcram@rockisland.com

Thu 8/15/2023 7110 AM

To:Community Solar <solar@opalco.com:=

As an OPALCO customer and a resident of the San Juan Islands, | support the Bailer Hill solar
grid project. It is an important step forward in producing renewable, clean energy for the Islands.
It is also an excellent example to set for other communities. Once the project is finished and
operating, it will provide precedence for other small communities to look to, and hopefully follow
suit. Building facilities like this has to start somewhere, and OPALCO is bold enough to take the
steps to do it here.

Thanks for looking to the future, OPALCO!

Doug Cram
Lopez Island 98261

From: OPALCO Community Solar <solar@opalco.com=
Sent: Wednesday, June 14, 2023 4:12 PM

To: dougcram@rockisland.com

Subject: Community Solar Update: Bailer Hill Microgrid

View this email in voeur Drowser

Dear Solar Enthusiasts:

Thanks for your interest in OPALCO's community solar program! The
Bailer Hill Microgrid project will include a community solar array and
battery storage. The projoct has encountered a few ebstacles that
have resulted in delays, to include limited availability of contractors
and cerlain materials including the solar paneis. We're moving forward
as fast as we can and hope to begin construction in early 2024 — with
subseriptions for shares in Ihe project opening soon after.

Highl now, we nead your help to keep the project on track!

hitps:/foutlook of fice com/mail id/ AQMKAGZIMDIZDZILTIH ODY INDeSY y INMTIN WU TM2RI Y 2Yy YTe | OARGAA ADeDpi X AcNFkoxc Y nMIPyqHweAntRpU ... 1/3



6/16/23, 912 AM Mail - Krista Bouchey - Outlook

Re: Community Solar Update: Bailer Hill Microgrid

Bryce Seidl|
Fri 6/16/2023 9:11 AM

To:Community Solar <solar@opalco.com:=

I'am writing in the strong support of the pending OPALCO solar generation project.

I am a longtime landowner on Shaw [sland. We cherish the islands. It is important that we support
the local generation of power for both issues of reliability, as well as for purposes of ecological
preservation. The plans appear to be very reasonable. Having the land used for some level of
agricultural interest along with the solar farm is a nice dimension of the project.

Please provide support to Abaco in any way necessary for this project to be permitted.

Bryce Seidl
Shaw Island

Sent from my iPhone

On Jun 4, 2023, at 412 PM, OPALCO Community Solar <solar@opalco.com= wrote:

SRR

e Holar FEnlhusiasts:

Thanks lor your interest in OPALCO' communily solar program! Thi
Raler Hill Microgrid project will include a communily solar array and
ballery storage. The project has encountered a lew obslacles that have
resulted in defays, to include limited availability of contraclors and
cetlain malterials including the salar pancls, We're moving lorward as
tast As we can and hope to bogin constriction in early 2024 - with
subscriptions for shares in the project opaning seon allor,

Right now, w2 need your help to leep thie project an track!

QPALCO is applying for a canditional use permil through San Juan
Counly 1o allow solar and battery on agricullural land. We already have a
local sheep farmer contracled 1o grare (ha land and plan o continug co-
opting the land for agricullural use aller we build the microgrid projedt,

iipx:dfantlook of iee.com/mail Ad/ AQMKAGZIMDNZDZIETTH QDY INDeSY y IIMTIREWU TM2RIY2Y y Y Te lOABGAAADCDp X AeNFkGxe Y nMITyg HweAnt Rl ||
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o/ter2s, 21 AM Mail - Keista Bouchey - Outleok

Bailer Hill Microgrid

seraphim at rockisiand.com
Thu 6/16/2023 6:30 AM

To:Community Solar <solar@opaico.com=

June 15, 2023

To: SanJuan County

From: Cynthia Dilling, Lopez isiand
Subject: Bailer Hill Microgrid

Greetings,

| enthusiastically encourage San Juan County to grant a conditionat use permit for the Bailer
Hill Microgrid project to go forward on agricultural land. Renewable power on our islands is
essential. Helping our county become more independent might offset fong power outages like
we experienced last winter. Assisting low-income households through OPALCO's Energy
Assistance Program would be a plus.

| lock forward to being part of this project!
Sincerely,
Cynthia Dilling

612 Cape Saint Mary Road
Lopez Island WA 88261

fttps:/foutiook offtee commail Ad/AQMEACGIWMDNZDILTT ] OLY INDeSY y ThMTHhEWUITMZRIY oY yY Te 10ABGAAADsDpIX ACNFRO Y aMITPyqHweAntRglUT .. 111



6/ 16123, 917 AM Minl - Krista Bouchey - Outlook

Re: Community Solar Update: Bailer Hill Microgrid

Mary Ferm
Fri 6/16/2023 8:356 AM

To:Community Solar <solar@opalco.com>

As a resident at 655 MacGinitie Rd on San Juan Island, and as a member of the Decatur microgrid
project, | fully support the Bailer Hill microgrid solar project.

It is well thought out, and ready to be developed, balancing various land needs. We would like to
purchase more solar shares than we already have,

It will help supply power to our islands which are so dependent on power drawn from the mainland.
It will contribute to the effort to mitigate climate change, which is having a direct effect on our
shorelines through sea level rise.

Sincerely,

Mary Ferm

On Wed, Jun 14, 2023 at 4:12PM OPALCO Community Salar <solar@opalco.com> wrote:

View [his email in yorn rowset

Oear Solar Fnlhusiasts:

Thanks for yeur interest in QPALGO's community solar program!t The
Bailer Hill Micragric praject will include a communily solai array aid
batlery storage. The project has encountored & lew anstacles thal have
resultad in detays, to include limited availability of contractors and
cortain materals including the solar pancls. We're moving forward as
last as we can and hope to begin construction in early 2024 with
subseriplions lor shares in the project opening soan aller.

Righl now, we need your help W keep the project on Irack!

OPALCO s applying for a conditional use permil through San Juan
Ceunty 1o allow solar and battery on agriculiural land. We already have o
laeal shoep fanmer contracted o grase the land and plan to continue co-
opting the land lor agricultural use atler we build the microgrid projact,

How can you help?

We nead OPALGO membars to wrile lellers of support lor (his project.
Your porsonal latler of support will Bty llustrate o the County the
impartance ol local, renewable power on our (stands. Your jeller of
support for project permitling in no way obligates you to buy Cammunity
Solar shares — bul halps pave the way 1ar this imporlant project on San
Juan 1sland.

hups:Houtook office com/mail idf AQM RAGZWMDNZDZLITOLDY INDeSY y IhMTINLWU IM2RIYZY yY Te | DARGAAADCDPIX AN Y nMITPygtlweAmRgll... 113



O/16/23, 9:26 AM Muil - Krista Bouchey - Outlook

Re: Community Solar Update: Bailer Hill Microgrid

Megan Frazer
Fri 6/16/2023 9:12 AM

To:Community Solar <solar@opalco.com=

To whom it may concern,

| am writing in support of the Bailer Hill Community Solar system to be installed by
Opalco.

| have been waiting for years for the opportunity to invest in solar power for our home
on San Juan Island.

Community solar projects are so much more efficient than projects on individual
properties and they benefit the entire community.

Please do whatever you can to move this project forward as quickly as possible.
Sincerely,

Megan Frazer

123 Mytilus Lane,

Friday Harbor, WA 98250

On Wed, Jun 14, 2023 at 4:12PM OPALCO Community Solar <solar@opalco.com=> wrote:

View this email In yow br YW

Dear Solar Enthusiasts:

Thanks for your interest in OPALCO's communily solar program! The
Bailer Hill Microgrid project will include a communily solar array and
hattery storage. The project has encounlared a few obstacles that have
resulled In delays, to include limited availability of contractors and
certain materials including the solar panels. We're moving forward as
tasl as we can and hope to begin construction in eary 2024 — with
subseriptions for shares in the project opening soon after.

Right now, we need your help to keep the project on track!

DPALCO 15 applying for & conditional use permit through San Juan
County o allow solar and ballery on agricultural land. Wo already have a
local sheap tarmer conlracled 1o graze the land and plan 1o continue co-

opling the land lor agricullural use after wo build the microgrid project.

How can you help?

hups:/outlook office.com/mail/inbox/id AQMEAGZhMDINZDZILTTHODY INDeSYy IIMTIWLEWT IM2RiY2Y yY Te lOABGAAADeDpf X AcNFkOxcY nMIPygHweA ... 173



June 14, 2023

To: San Juan Island County
From: Michael ). Hansen

Re: QPALCO Conditional Use Application for the Bailer Hill Community $olar Project

I amn writing to strongly encourage the County to approve the conditional use permit for this solar
project. My wife and | moved 1o San Juan sland as our permanent home in June 2015. We are deeply
committed to this community and its future, A big part of that future is providing for the infrastructure
we all need to remain on the Island. A big part of that a reliable source of power. My wife and | have
committed to this personally by installing solar panels on our home through the good planning and
programing of OPALCO. Everything we can do to add to our energy independence deserves serious
consideration and should be done. Please look favarably on this project and application.

My wife and | feel blessed to be part of this community now. It is remarkable to see how well our
infrastructure and governmental institutions work and plan to secure our basic needs and growth of our
enfire county needs, Keep up the good worls,




6/16/23, 9:14 AM Maii - Krista Bouchey - Qutlook

Re: Community Solar Update: Bailer Hill Microgrid

Michael Hayworth
Fri 6/16/2023 8:37 AM

To:Community Solar <sclar@opalco.com>

To the San Juan County Council, OPALCO Board, OPALCO CO-0OP members and residents of San
Juan County,

Hello,

I'm writing in support of the issuance of a conditional use permit for the upcoming Bailer Hill
Community Solar Project without any further delay.

OPALCO is taking the actions that we, as a nation, should have begun implementing decades ago.
Now that the climate emergency is upon us we must all do our part to reduce our collective carbon
footprint. This project will go a long way toward that goal and is an example of how government can
solve problems and improve the quality of life for its citizens -- as only government can.

As a general contractor on Orcas Island, | have been building energy efficient houses since 1980.
Now | will build only net zero houses. To achieve this, access to off site renewable energy is key (as
all sites aren't blessed with perfect solar exposure). Although we have installed a solar array on our
own property, we are still about 15% short of achieving our 100% net zero goal. We need to make
up that deficit with membership in this community solar project. In addition, we are building a
house for sale next door which we want to be net zero. It will require off site renewable energy too.

In addition to green lighting the Bailer Hill project, The county should be setting its own goal of
transitioning to 100% renewable energy -- but that's a separate letter.

In closing, | cannot say enough about the "Switch It Up" program that is available to all county
residents. 100% financing for up to 10 years at 2% interest, payments made on your power bill.
Easy, painless, and the right thing to do -- for your community, your kids, grandkids and the planet.
[t's time to get moving! We've run out of time to waste!

Sincerely,

Mike Hayworth

Hayworth Design & Construction
PO Box 133 / 114 Colgan Creek Rd.
Eastsound, WA 98245

360-376-4550 Office
360-378-7447 Mobile

mikehayworth@gmail.com

www. hayworthdesign.com

On Wed, Jun 14, 2023 at 4:12PM OPALCO Community Solar <solar@opalco.com> wrote:
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G 6/24, D15 AM Ml - Krista Bouchiey - Outlook

RE: Community Solar Update: Bailer Hill Microgrid

Pete Helsell
Fri 6/16/2023 8:36 AM

To:Community Solar <solar@opalco.com=

| just finished reading OPALCO's repart an the progress to develop the Bailer Hill Microgrid project on
San Juan Island. | am excited to hear that the project is progressing and understand that OPALCO has
applied for a conditional use permit for this project. | am totally supportive of OPALCO’s plan to develop
local, renewable power for our island community and strongly encourage San Juan County to approve a
conditional use permit for the Bailer Hill Microgrid project.

I am a board member of a regional foundation with a focus on funding projects and programs that
address climate change as part of ensuring a sustainable environment. Renewable energy projects are a
clear example of ways to help in addressing climate change. | also appreciate that the Bailer Hill
Microgrid project will provide locally-produced power with a storage capacity to provide power to island
residents during our too-frequent power outages.

Thank you!

Pete Helsell

Orcas Island

Sent from Mail for Windows

From: QPALCO Community Solar
Sent: Wednesday, June 14, 2023 4:12 PM
To: nw_eanled®hotmall.com

Subject: Community Solar Update: Bailer Hill Microgrid

SOMUUNITY
SUH_AK

Daar Selar Enthusiasts,

Thanks for your interest in OPAL GO communily solar program! The
Bailer HHll Microgrid project will include a community solar array and
battery storage. The project has encounteied a lew obslacles that
have resulled indelays 1o include hmiled availability of contraclors
and certan matanals incloding the solar panels We're mowving larard
as lasl s we can and hopea o begin conshuchon in aszrly 2004 — wilh

subschplions for shares in the projgcl opening soon after

Right now. we nead your help to keep the project on track!

hitps:Hontlook ol lice commaul AdAQMEAGZIMDNZDZILTTTODY INDeSY y IDMTILW U ITM2ZRIY 2Y v Y Te JOABGAAA De DX AcNEkGx e YaMIPyqHweAntRgll. .. 113



6/16/23, 9:19 AM Mail - Krista Bouchey - Qutlook

Re: Community Solar Update: Bailer Hill Microgrid

Susan Mahoney
Fri 6/16/2023 8:33 AM

To:Community Solar <solar@opalco.com>

To whom it may concern:

Yes, | support the community solar project. | appreciate the move towards greener energy sources.
[ live on San Juan Island, and have benefited from solar panels on a a home for more than 10 years.
For my newer home, | researched adding solar panels. Unfortunately, it does not receive enough
sunlight. | am looking forward to the opportunity to invest in a subscription from the Bailer Hill
Community Solar System.

Thank you,

Susan Mahoney

Sent from my iPhone

On Jun 14, 2023, at 4:13 PM, OPALCO Community Solar <solar@opalco.com> wrote:

View this amail in your browsst

Dear Solar Enthusiasts:

Thanks for your interest in OPALCO's communily salar program! The
Bailer Hill Microgrid project will include a communily selar array and
batiery storage. The project has encounterad a lew obstacles that have
resulted in delays, to include limited availability of contractors and
cernain materials including the solar panels, We're maving lorward as
fast as we can and hope to begin construction in early 2024 — with
subscriptions for shares in the project opening soon aller,

Right now, we need your help te keep the project on lrack|

QOPALGO Is applying for a conditional use permil through San Juan
Counly to allow solar and battary on agricultural land, We already have a
local sheep farmer contracted to graze the land and plan to continue co-
opting the land for agricultural use after we build the microgrid project,

How can you help?

We need QPALCO mambers to wrile letters of support for this project.

hitps:/foutlook.office. com/mail/id/AQMEAGZOWMDIZDZILTTH ODY INDeSY y IRMTIRL.WHIM2RI Y2 Y yY Tel OABGAAADcDpIXACNFROXCY oMIPygHweAmRell.. 13



Bailer Hill Microgrid Project

What a positive move for our community, especially for those of us who already harvest
solar energy and convert it to food for the community. The application of Agrivoltaics
Microgrid Project by OPALCO in an agricultural setting is a positive move in increasing
the levels and means of harvesting solar energy. By integrating a livestock component
on agricultural land with an energy harvesting solar array, we see an additional use for
ag lands that can also include other cropping systems such as vegetables, perennial
berry crops, even pollinator friendly plantings. The options are only as limited as the
thinking and planning that goes into the system.

There are two levels of harvesting. One, solar harvest by sheep eating their natural
preferred food, converting forage to meat and wool.

The solar panels and storage battery bank are the second level. It provides an
additional source of electricity, fed into the grid that we all use on the islands.

Extensive research has already been done on agrivoltaic systems at Oregon State
University by Chad Higgins, Associate Professor of Biological and Ecological
Engineering. Since 2015 he and his students have been leading several pilot projects
using solar installations and integrating grazing. Solar grazing is exploding in popularity
and gives farmland, farms and farmers alternatives. These opporlunities increase the
bottom line ecologically and offer additional stewardship opportunities. This offers
farmers income to keep solar installations on agricultural land grazed, weed-free and
resilient against wildfires. It also intensively uses the land in a positive way.

Agrivoltaics are so cutting edge there is now legislation on a national level proposed in
the U.S. Senate called the Agrivoltaics Research and Demonstration Act of 2023. This
legislation, co-sponsored by Sens. Martin Heinrich, D-N.M. and Mike Braun, R-Ind., if
passed, will fund and require USDA and the U.S. Department of Energy to jointly carry
oul a national study of agrivoltaic systems in multiple settings and climate locations.

We as a community should all welcome the opportunity to support such integrations in
our geographically challenged islands, it fits with so many of the great things we have
done as a community over the years.

If you don't eat anything local, you should. You could also support this great project and
use locally produced energy!

Bruce and Colleen Howe-Gregory
Mitchell Bay Farm

San Juan Is.



6/16/23, 9:24 AM Mail - Krista Bouchey - Gutlook

Re: Community Solar Update: Bailer Hill Microgrid

Deirdre Morris
Fri 6/16/2023 9:13 AM

To:Community Solar <solar@opalco.com>

| support solar panels on ag land. | live in Friday Harbor near Bailer Hill and | would
love to be a part of this and | certainly will be a supporter. We need power and we
need alternatives and we need to hustle up and get it going. Hurray for solar what
took so long? Thank you

Deirdre Morris

and

On Wed, Jun 14, 2023 at 4:12PM OPALCO Community Solar <solar@opzalco.com> wrote:

View this amall 1 your browssr

Dear Solar Enthuslasts:

Thanks for your inlerest in OPALGO's community sclar program! The
Bailer Hill Microgrid project will include a community solar array and
hattery slorage. The project has encounterad a few obstacles that have
resullad in delays, 1o include limlted availability of contractors and
certain materials including the solar panals. We're moving forward as
tast as we can and hape 10 begin construction in early 2024 - with
subscriptions for shares in the project opening soon after.

Righl now, we need your help to keep the project on track!

OPALCO is applying lor a condilional use permit through San Juan
County to allow solar and battery on agricullural land, We already have a
local sheep tarmer contracted o graze the land and plan o conlinue co-
opting the land for agricultural use after we build the microgrid project.

How can you help?

We need OPALCO members to wrile lelters of suppart 1or this project,
Your parsonal letier of support will help illustrate to the County the
importance of local, renawable power on our islands. Your leller of
suppart for project permitting in na way obligates you to buy Communily
Solar shares -- but helps pave the way for this important project an San
Juan Istand.

Please reply to this email with your letter of support. | would be great (o
include what island you reside on, why you support the project and any

htps:floutlook of lice com/mailfinbox/ilFAQMEAGZIMDNZDZI T ODYINDeSYyIhMTIhEWUIMZRI Y 2Y yY Te 1OABGAAADcDpr X AeNTFRoxc Y nMPygHweA... 143



6/16/23, 915 AM Mail - Krista Bouchey  Chilook

Re: Community Solar Update: Bailer Hill Microgrid

Bob Piotrowski
Fri 6/16/20723 B:36 AM

To:Community Solar <solar@opalco.com>

Hi, I'm writing in support of OPALCQO's proposed solar farm on San Juan island. | already have
shares in their Decatur solar farm and plan to purchase more. | think these solar farms are an
excellent way of offering people a way to take advantage of solar without modifying their roofs and
homes - and is more efficient than everyone installing their own systems.

Please allow OPALCO to build the solar farm at the location on San Juan Island.
Thanks/Regards

Bob Piotrowski
Lopez Island
From: OPALCQO Community Solar <solar@opalco.com:=

Sent: Wednesday, June 14, 2023 4:12:26 PM

To: camelontherocks @ hotmail.com <camelontherocks @ hotmail.comz=
Subject: Community Solar Update: Bailer Hill Microgrid

Dear Solar Fnthusiasts:

Thanks for your interast in QOPALGOS communily solar program! The
Bailer Tl Microgrid progech will include @ community sclar array and
banery storage. The projct has encounlered a few obstacles that have
resultad n delays, o include limiled avaitability of contractors and
cetlain matenals inchding the solar panats, We're moving lorward as
tasl as we can and hopa 1o begin construclion in early 2024 -- with
subscriptions for shares in (he project opening soon aller,

Right now, we need your halp to keep the project on track!
OFALGO is applying lor & condilional use permil hrongh San Juai
Courly to allow solar and ballery on agricultural 1and. We already have a

local sheep tarmer contracted lo graze the land and plan to continue co-
opling e Tand for agricullural use alier we build the microgrid project.

How can you help?

htfpsffontlook office com/malAdAQMEAGZRMIDIZDZLTTTODRY INDeSY v IIMTIE WU IM2RIY 2Y yY Te [OABGAAADCDPIXACNTRGs oY nMIPygliweAntRpU. . 143



6/16/23,. 9:18 AM

Mail - Krista Bouchey - Qutlook

Re: Communily Solar Update: Bailer Hill Microgrid

Thamas Reynalds
Frl 6/16/2024 B35 AM

To;Community Solar <zolar@opalco.com>
Please find attached my letter of support.

To whom it may concern,

| am a San Juan County resident residing on Brown Island, and | am writing in support of the OPALCO Bailer Hill Microgrid project thal includes a
solar array and battery storage, | supporl renewable anergy infrastructure buildouts to mitigate the warst of impending climate changs. | invested in
the Decatur project and plan ta invest in this project as well. | would put solar on my house or property if | could, but we have too many tall trees and
insufficient sun exposure to make this an effective personal solution. The Microgrid project enables me to support renewable energy directly through
investment. An additional benetfit is the provision of electricity supply to key lacilities, such as the hospital, during outages that occur on the mainland
and disrupt electric service to our entire archipelago, improving the community's energy resilience. | strongly support a conditional use permit for this

facility.

Tom Reynolds

11 Brown Island

Friday Harbor, WA 98250
Thoemas Reynolds
tom.reynolds @ alumni.stanford. edu

11 Brown Island
Friday Harbor WA 98250

On Jun 14, 2023, at 4:12 PM, OPALCO Community Sclar <solar@opalco.com: wrote:

https://outlook office com/mail/ id AQMEAGZIMDIZDZI TTHODY INDeSY y INMTIhLWUIM2ZRiY 2Y ¥Y Te IOABGAAA DeDpl XAeNFRéxcY nMITygHweAni Rgl. ..

Dear Solar Cnthusiets

Irarks for your interest in OPALCO' s cimanunity sobar progesm' The
Bailar Hill Microgrid project will includi a community solar aray and
Baltery stordge, The project has socoanesd 2 6w ohstacles thal have
susulfodd in dalays to inclure imited availabilty of confractors and
cortain miterinls inctudiog e sglas panals We'ns maving fonsard ns
tas ao we can and hopa o egin construction i satly 2084 — with
sulseriplions fof ahares i tha peojacl apening soan alter

Right inw, wo need your help o kaap tha projaci on track!

CPALCO 1 applving for o condibonal use pernnl hrough San Juan
County lo alkew salar god botlary o ageicoltyeal fand Wee alieady hava a
Inenl shann inrmer contracted ta grize the land ond plon to continue co-
opling the land e agrisaiicrad use aier wi huld e micgnd project

Hinys san you help?

Wa and OPALGO mambers to wte lettors of support for this project.
Yeur syl lelar of suppsd will balp lusteata la the Codinly 1he
impicitanea af lonal, rennwanle powar on our islands, Your letter of
suppon for prajed pereilling in no way obligalas you o iy Community
Solar shares — but helps povee e way for s impaitant pinjeet on S=n
hupn 1aland

Pluigsas rptly W this amail valh your lailar of suppon. 1t would be greai o
nichude vl sland you reside on whiy o supgeoit e projact and any
othar pedinant dotails

Projuect delaila;

Tha Bailer Hll Cammunity Solar systen s logdtsd ot Railé Hill Road
wnd will Taalyne iracking solar panals in masimiza outpot wiile balancng
ngricullurat and other land use neads, The anticipaled Size is =3 MW
{athinut s tmiea larger ihan the firat community solar project an Decalur
lstand) with st dimwal sutpot of up o 3 RO MWH Wow - ihat's A lnt ol

172



G913 930 AM Manl - Krista Bouchey - Outhosk

Community Solar Update: Bailer Hill Microgrid

Robert Dash

Wed 6/28/2023 4:07 PM

To:Community Solar <solar@opalco.coms=;council@sanjuanco.com scouncill@sanjuanco.com:=;Jay
Kimball <jay@mountaincedar.com=

Ce:Ranna MeNeil <rannameneil@botmail . com:

@ b attachments (26 MB)

PAL 20220720 1848571 jpg; PXL_20220830 155806802 MP.jpg;
Dear San Juan County Council Members,

We're writing in enthusiastic support of the Baker Hill Community Solar project. proposed by Opaleo.
Our household is a charter member of the Decatur Community Solar project, so we're well aware of the
program's benefits. What makes the Baker Hill project more interesting is its foray into agriculture,
Agrivollaics projects are starting to happen all over, lor good reason: it's possible to grow food or manage
livestock while at the same time producing electricity, all on the same land. This is obvious Lo the
planners of the Baker Hill project, but possibly not to Lthe general public. Messaging about the
win/win/win nature of these systems is crucial.

Woe're sending i few Bnsges from an especially mspiving project in Colorado called Jack's Solar Garden,
You'tl see from the photos that they've Laken the concept way bevond the nern, collaborating with seversd
rescarelanstitutions to aseeriain the most productive use of the Tand inconcert with the py arrays, Vhis
summear macks their inongarsl CSAL Wouldn't 1be great for San Juan Coonty (o do our own version of
this experinientation?

i any cise, we hope vout do all B your poser o edacaie the pubiic sbout the multipte bonclis of tus
piiect, and coniinue o think creatively about all the potential collaboiitions (hat could arise there,

Lovking forward 1o this project,

Robert Dash and Ranna MeNeil

Robert Dash and Ranna McNeil
PO Box 88

Deer Harbor, WA 98243
360-376-3842

On Thursday, June 22, 2023 at 01:01:58 PM POT, Robert Dash <rdashingd6@yahoo.com=> wrote:

Tattps: Aoullok of lice com/mailAnhox /B ALMEAGZIMIM A DZILITIODY (NDeSYy LBV WU TM2RIY 2Y yY Te JOABGAAADCDpEX AcNERbxe Y aMiTyyHweA L 14



<o
SAN JUAN COUNTY DEPARTMENT OF COMMUNlM?OPMENT

135 Rhone Street, PO Box 947, Friday Harbor, WA 98250
(360) 378-2354 | (360) 378-2116
ded@sanjuanco.com |  www.sanjuanco.com

LAND USE PRE-APPLICATION MEETING MEMORANDUM

CFILENUMBER  PREAPP-21-0031
i REPORT DATE: August 30, 2021
| TO: lennifer Thomas
TPN: 352713002000
' PROPERTY INFO ‘ Legal Acres: 19.26: Taxable Acres: 17.49
- LAND USE Agricultural Resource
| DESIGNATION \
FROM: Colin Maycock, AICP, Planner IV a2
- MEETING DATE:  August 18,2021
ATTENDEES: '~ Jennifer Thomas, Dan Vekved, Grove Eland, Russel Guerry, Julie Thampson, Colin
Maycock, AICP

1. LOCATION OF PROPOSED SOLAR PANEL FARM
The proposed construction of a solar panel farm is in a field located at the corner of a Bailer Hill Road
and Douglas Road, central San Juan Island.

l'.\ : T
o

4 Site Location

‘!%’nﬁ\

NAPARCEL FILES1352713002000\PREAPF-21-0031 OPALCO Power GeneraliontFINAL PREAFP KQPDNT\EEZI-ﬂu—!ﬂ_P“EmF'-ii-ml_flmhm’M cO_Salwi_Fum,doex



TPN 352713002000 has a taxable acreage of 17.49 acres. The total legal acreage for the parcel is 19.26
acres. The parcel is immediately north of the right-angle intersection of Douglas and Bailer Hill Roads,
and a significant portion, 1.77 acres, is encumbered with a County Right of Way.

Since the early 20th century, this parcel has been used for agricultural production.
The wetland reconnaissance submitted by the applicant indicates that rather than naturally occurring,
the pond on the property was constructed for farm purposes. The County’s 1932 aerial photographs

show the field as cleared, presumably arable, land, without a pond. The County’s 2004 aerial
photographs show the pond as present.

HIPARCEL FILES\3527 1 J0020004FREAFP-21 0031 OPALCD Power GeneralionFINAL PREARP |LPORN0H1-04-20_PREAPP.21-0031_FINAL_OPALCO_Sulm, Fain doe



3. PROPOSAL:

The proposal is to create a solar panel farm on a 17-acre agricultural resource parcel. The solar panel
farm will consist of multiple rows of solar panals which will change vertical orlentation in response 1o
track the movement of the sun.

The solar panel farm would also include an Energy Storage System comprising of one battery container
measuring 40' X 8’ X 10" and several suppott cabinets,

;

—
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WARARCEL FILEZABZ74 3002000\PREAPP-2! 2031 QOPALCG Power GeneratiomINAL BREARP fEPURT 18-30_PRFAPR-T1-0031_FINAL_OPALCD Siw_Fatin.docs



The project will include a landscaped buffer as a visual screen.

The project is likely to require significant grading and excavation; however, the extent of the required
clearing and grading is not yet known.

4, LANDUSE DESIGNATION:

The proposed solar panel farm will be housed on a parcel with the land use designation of Agricultural
Resource.

5JCC 18.30.040, Table 18.30.040 identifies commercial power generation facilities as an allowed,
conditional use in the Agricultural Resource land use designation.

lrural Designations Resource Lands  |Special
Land Uses ;
Lands™!
RGU RR RFF RI RC AG FOR C N
Parking structures N N N ™ N N | N N
Streets, public Y ¥ Y ¥ Y ¥ Y C c
Irails and paths, public ¥ Y Y Y Y Y Y C C
Unnamed transportation uses | P/C P/C p/C PIC P/C C C C C
Utilities Uses
Commercial cammunication N N N P N M N N (C at N
facllities Mt
Con-
stitution
Sites)
Commercial power-generation | C N N R/C p/C C C N M
facilities
Community sewerage N N N N N N N N N
treatment facilities

SJCC 18.40.430 establishes the performance standards for electrical distribution lines and substations.
The applicant shall demonstrate the consistency of the project with these provisions.

5JCC 18.60.050, Table 6.2, establishes the development standards that apply to all projects within the
Agricultural Resource designation.

Specifically, Table 6.2, note 14, establishes a maximum development area of 20 percent of the parcel
area on Agricultural Resource parcels for non-agricultural development.

HAFARCEL FILESI35271300200MPREAPR-21-0031 OPALCO Puwet Ganeration\FINAL FREAPF REPORTZ02108-30, PREAPF 21 000)_FINAL_OPALCO_Solar_Farm docx



Table 6.2, establishes a maximum area of impervious surface of 10% within the Agricultural Resource
designation.

Table 6.2. Density, Dimension, and Open Space Standards far Rural, Resource, and Special Land Use Districts.
Land Use District”
Develapment Standard Rural 8--~urce Special
RGU RR RFF Ri RC AG FOR c N
Maximum Density feg
(parcel araz/totel numbar of d'.':eIElﬂr_'. [Flzase refar to the Camprehensiv: Tiani ficial maps MNaote
units) 2
Minimum Lot Area e
Sa2e 5jCC E} Mote
3
Minimuim Frent oF Road T
sethacks= ¥ &%
wisting raad far collzgtar (fzer from
EMaNIRg TORd Tor cellectond ! a5 a5 a5 45 &3 | oas oas | a2
teiil=tlineg)
All cther roads l'-'! 2t from canterling: &l 40 a0 47 an aj Bl 10 a0
Minimum Rear and Slde
sethacks- * &7
Parcel, srnallar than five acres (fesl) 10 10 10 7] 10 10 10 1} 10
s five acres of leiger, and average
' bl WD am g 5 98 18 gl 15 | 15 18
el a5 iJ Teat ‘:fEE"'.J
Maximum Dimensions
Bullding haight (faeg ™ EEA C N A 35 15 35 1%
ared ot impervious surface T 1RE L 90 e agtd g 10 1o 1w | e e
sel-Aside quull‘!meﬂ[i
Kinimum tequired open space or On.A
Sihibaabo b i 30 1 3 3 30 T
landytaped drss a0 7 a
Masimurn devslopable areas (357 fag Seg
oA kA MNA WA WA | Note Nole | NA  NA

SICC 18.60.050, Table 6.2, establishes 10% of the lot as the total impervious surface area allowed on an
Agricultural Resource lot, note 10 establishes:

Impervious surface is measured by calculating the harizontal land area of all
surface areas that create a barrier to or retard the entry of water into the sail in
comparison with natural conditions prior to development, including but not
limited to buildings, parking areas, driveways, roads, sidewalks, patios, packed
earth, and oiled surfaces, Open, uncovered retention/detention facilities shall not
be considered as impervious surfaces. See also 5JCC 18,60.070, Storm drainage
standards.

The applicant submitted a report, published by Kerry Jenks, in November, 2017, titled “A rainy day at a
solar farm.” This report concludes that while solar panel arrays have the potential to alter the volume,
velocity and discharge patterns on the site during and after construction, solar panel arrays do not
impact stormwater flows in the same way as buildings with a nominally similar impervious surface
footprint. In terms of the disruption to stormwater flows, the report states that the solar arrays have a
measurable impact of between 15-50 percent of solid impervious surface because the panels are raised

NAPARCEL FILTS\I52/ 13002000\ RLEARE-21-0031 OPALLO Pawer GunmnlinFINAL PREATF REPORT\Z021-08-30_PREAFPP-21.0031 FINAL OPALCO _Salar_Farm.docx



about 7 feet above the ground surface. In addition, the angle of the array shifts throughout the day in
response to the sun.

County Stormwater engineering technician, Krista Davis, reviewed the proposal and the Kerry lenks
report, and stated that:

In reviewing the proposed methodology for calculating the impervious surface,
and reviewing the submitted Jenks report, it would be permissable to assume
50% coverage so long as the base substrate remains permeable. If gravel is
proposed, then we would count that towards the impervious surface total.

SICC 18.60.050, Table 6.2, and Note 14 establishes the maximum developable area on Agricultural
Resource lands as 20% of the parcel area.
Note 14 states:

14, On all agricultural or forest resource lands (AG and FOR), the maximum
area of development which is not related to agricultural or forestry uses and
activities shall be limited to 20 percent of the parcel area, but not less than one
acre, regardless of the assigned density. Further, in the division of a parcel by any
means, the allowable area for conversion of the parent parcel to nonfarm and/or
nonfarestry use shall not be exceeded. This shall not apply to parcels smaller
than five acres. (Emphasis added),

SICC 18.60.060(E){2) states that grading of more than 500 cubic yards requires a clearing and grading
permit. The applicant expects to exceed this threshold; however, the extent of the prospective clearing

is not clear,

ITl A :

The National Wetland Inventory of 2018 indicates the presence of an emergent freshwater wetland on
this parcel (shown in pink).

NAPARCEL FILES\I52713002000'FREAPF-21 0031 OPALCO Pawer Generallon\FINAL PREAFP REFORTZ021-08 0_PHLAPP-21-0031_FiNAL_SIPALCO_Suini_Furm dacx



The applicant has; however, submitted a wetland reconnaissance report by a gualified professional that
demaonstrates the absence of a wetland on this property.

6. CULTURAL RESOURCES:

The proposat is not within a cultural resource buffer. A cultural resource report is not required prior to
development. However, as the project is likely to raly on federal funds a Section 106 consultation
process may be required.

7. STATE ENVIRONMENTAL PROTECTION ACT {SEPA):

Although the extent of the clearing and grading required for this project has yet to be determined, it is
likely that a SEPA threshald determination will be necessary. WAC 197-11-800{1){b){v} provides a
categoric exemption from a SEPA threshold determination for development that is less than 100 cubic
vards throughout the lifetime of the project. It is expected that the clearing and grading required by this
project will exceed the 100 cubic vard threshold, although at this time the applicant has nof provided
any information to finalize a determination,

8, STORMWATER:

The applicant expects the finat application to entail significant excavation and grading; however, at this
time the extent of the excavation and grading is not yet determined. The size of the site and the
character of the proposed development suggests that excavation and grading is likely to require a
stormwater management plan. SICC 18.60.070{D){2) states that the creation of 5,000 square feet of
impervious surface or land disturbing activities of an acre or more requires the preparation and
submission of a stormwater site plan.

9. PROJECT PLANS REVIEW {COMMUNITY DEVELOPMENT):

The proposal to construct a solar panel farm on an agricultural resource parcel will require & conditional
use permit.

The applicant must demonstrate compliance with the following sections of San juan County Code:

5JCC 18.30.040, Table 18.30.040
SICC 18.30.070

SICC 18.35.030

SJCC 18.35.85-105

$JCC 18.40.430

SJCC 18.60.050, Table 6.2

5JCC 18.60.060

SJCC 18.60.070

5JCC 18.80.030

5JCC 18.80.100

The applicant must demonstrate the proposal’s consistency with San Juan County Comprehensive Plan,
Section B, Element 2, subsections 2.2.C {Energy) and 2.3.D {Agricultural resource lands).
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10. REQUIRED PERMITS AND REPORTS:

*  SEPA checklist, threshold determination and suppaorting documents.

* Site plan

+ C(Clearing and grading application

*  Stormwater management plan

+  Updated wetland/critical areas report
* (Conditional Use application
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CODE CITATIONS

5an Juan County Comprehensive Plan, Section 8, Element 2, subsections 2.2.C (Energy} and 2.3.D
{Agricultural resource lands).

2.2.C Energy
Goal: Toconserve energy and promote energy efficiency.
Policies:

1. Promote education on site planning methods that make maximom use of energy-saving features of
the ratural environment,

2. Provide opportunities within fand use designations for the development and use of alternative energy
resqurces which are compatible with the natural environment.

23D Resource Lands

Goal: To recognize and protect the physical conditions and characteristics of agricultural and forest
raspurce lands which are conducive to the use of such lands for long-term commercial production.

Policies (2.3.D.1-5):

1. identify iands as Agricultural and Forest Resource lands on the Comprehensive Plon Official Maps
which are not designated as Activity Centers or Rural Lands.

2. Apply site ptanning standards for land division activities on resource lands to ensure that agricultural
and farest resource tands are conserved for long-term farm and forest uses.

3. Strengthen Right-to-Farm and Right-to-Forestry provisions which establish the high priority and
favored use of Resource Lands for farming and forestry operations and assure that such uses will not
be considered a nuisance or inconvenience to adjacent non-farm uses,

4. Continue to apply the Open Space Conservation Overlay District regulations to Agricultural Resaurce
Lands located within the San Juan Valley.

5. Establish clearly defined Resource lands designations which protect and conserve long-term
commercially significant agricultural and forest {ands and assoclated uses. The designations are:

a.  Agricultural Resource Lands

Goal: To ensure the conservation of agricultura! resource lands of long-term commercial
significance for existing and future generstions, and protect these lands from interference by
adjacent uses which may affect the continued use of these lands for production of foad and
agricultural products.
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Policies:

(1) Lands in agricultural use which are characterized by the following criteria may be designated
as Agricultural Resource Lands:

i. Areasin parcels of ten acres or larger with soils capable of supporting long term
commercial agricultural production. The federal Natural Resources Conservation
Service (NRCS) identified 34 soil types suitable for farming in San luan County. These
soils can be found on page 121 of the 2009 Soil Survey of San Juan County, Washington,
available at: http://soils.usda.gov/survey/online_surveys/washington/#san2009; or

ii. Lands which meet the criteria in a. above which are under conservation easement for
agricultural use or which are enrolled in the Open Space-Agriculture taxation program.

(2) Limit conversion of Agricultural Resource Lands to permanent non-farm uses through
implementation of a purchase or transfer of development rights program, special tax
assessment programs, conservation easements, and conservation site design options for
residential land divisions and boundary line modifications.

(3) Allow cottage enterprises that do not interfere with agricultural use, and allow agriculture-
related activities such as processing and limited retailing facilities for locally grown products
on farm sites and within agricultural areas consistent with allowances in State law for
accessory uses in agricultural resource lands.

(4) Allow farm labor housing and farm stay accommodations subject to specific performance
standards on Agricultural Resource Lands.

(5) Limit the location of utility lines and facilities, new roads and road realignments, access routes
and other non-agricultural public and private facilities, to the |least disruptive locations within
agricultural areas.
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SAN JUAN COUNTY CODE

18.30.070 Rural, resource, and special lands ~ Special provisions.

A. Agricultural and Forest Resource Lands. On all agricultural or forest resource lands (AG and FOR), the
maximum area of development which is not related to agricultural or forestry uses and activities shall be
limited to 20 percent of the parcel area, but not less than one acre, regardless of the assigned density.
Further, in the division of a parcel by any means, the allowable area for conversion of the parent parcel
to nonfarm and/or nonforestry use shall not be exceeded. This shall not apply to parcels smaller than
five acres.

B. Conservancy Designations.

1. Practices for the maintenance of indigenous plants, for continuous growth of desirable tree and
plant species native to the site, and for uses which do not involve physical development or
alteration of property shall be allowed outright.

2. Uses which require physical development or alteration of property must protect the
conservancy resource. The uses may only be approved by the decision-maker if this protection is
ensured.

3. Residential Density. The maximum in allowable residential densities for conservancy parcels are
as described in SJICC 18.30.020(D)(7).

4. All residential development on publicly owned conservancy lands shall require a conditional use
permit.

C. Natural Designations.

1. Residential Density, One residential unit is allowed per legal lot of record. Land division is
prohibited.

2. Required Permits and Use Limitations.

a. Practices for the maintenance of indigenous plants, for continuous growth of desirable
tree and plant species native to the site, and for uses which do not involve physical
development or alteration of property shall be allowed outright.

b. Uses which require physical development or alteration of property are prohibited unless
otherwise indicated in Table 18.30.040. The natural resource must be protected, and the
uses may only be approved by the decision-maker if this protection is ensured.

c. Cultural facilities shall be limited to those designed for the purpose of conserving or
interpreting the natural or cultural history of the property or for the education of visitors
about its natural or cultural resources. Any such facility shall be small in scale, shall leave the
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majority of the site undisturbed, and shall have no more than a minimal impact on the
character or value of the natural area.

d. At Madrona Point on Orcas, if any provision of this section is in conflict with the terms or
intent of the 1989 Agreement between the County and the Lummi Indian Tribe (executed
under authority of 25 U.5.C. Section 455 and recorded under San Juan County Auditar’s File
Number 90164328), the 1989 agreement shall prevail. (Ord. 25 2017 § 11; Ord. 7-2005 §§ 4,
5; Ord. 11-2000 § 4; Ord. 2-1998 Exh. B § 3.5)

18.35.030 Critical areas — General exemptions.

When conducted in accordance with the provisions of this section, and other applicable requirements,
the following uses and activities are exempt from standard critical area regulations:

A. Emergency Response, Those activities necessary to prevent an imminent threat to public health,
safety, or the environment; or to public or private property, and that require remedial or preventive
action in a time frame too short to allow for review and approval in accordance with critical area
requirements, Within seven days of the emergency, the person or agency undertaking the action shall
report to the director the extent of the action taken and any adverse impacts to critical area functions
and values caused by the action. Any mitigation and/or restoration necessary to bring the action into
compliance with these critical area requirements shall be undertaken pursuant to a mitigation plan or
other plan that is consistent with the critical area requirements of this chapter. The director shall be the
decision maker for these plans.

B. The operation, maintenance, repair, remodel, or replacement of existing structures, facilities,
infrastructure systems, development areas and uses, provided there is no further intrusion into
geologically hazardous areas, frequently flooded areas, wetlands, or fish and wildlife habitat
conservation areas or their buffers; sail erosion is controlled; disturbed areas are promptly stabilized;
and actions do not have an additional adverse effect on the functions and values of critical areas.
Existing structures, uses and activities located within shorelines of the state are addressed separately as
described in SJCC 18.35,025 and 18.35.110 through 18.25.140.

C. 1. Installation and construction of: electrical, telecommunications, cable, water, sewer, and other
utility lines and equipment within existing structures, facilities, infrastructure systems, development

areas and uses, utility easements, and public and private rights-of-way, provided:

a. There is no further intrusion into geologically hazardous areas, frequently flooded areas,
wetlands, or fish and wildlife habitat conservation areas or their buffers;

b. Soil erosion is controlled;
¢. Disturbed areas are promptly stabilized; and

d. Any adverse impacts ta critical areas are mitigated in accordance with SICC 18.35.040.
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2. Installation and construction of utility lines and equipment not previously covered in
subsections (B) and (C){1) of this section; provided, that reasonable effarts are made to avoid
impacts to critical area functions and values, and:

a. BMPs are used to minimize clearing, erosion, sedimentation and other soil disturbance;
b, Disturbed areas are promptly stabilized and revegetated; and
c. Any adverse impacts to critical areas are mitigated in accordance with SICC 18 35 040,

0. Removal of hazard trees as defined in SJCC 18.20.080. In addition, to allow for defensible space for
fire protection purposes, 30 feet of vegetation may be cleared around buildings lawfully existing on the
effective date of the ordinance codified in this section.

E. The divisions of land specified in SICC 18.70.010(C) are exempt from critical area compliance review.
Parcels created via SJCC 18.70.010(C) are, however, subject to compliance with critical area protection
requirements, and if created subsequent to the effective date of the ordinance codified in this section,
they are not eligible for reasonable use exceptions.

F. Forest practices regulated under the provisions of Chapter 76.09 RCW and WAC Title 222,
G. Installation of navigation aids and survey markers.

H. Site investigative work associated with land use applications, such as surveys, soil borings, and test
holes; provided, that critical area functions and values are protected and disturbed areas are
immediately restored. (Ord. 1-2015 § 1; Ord. 2-2014 § 6; Ord, 26-2012 § 21; Ord. 15-2005 § 3; Ord. 2
1998 Exh. B § 3.6.4. Formerly 18.30.110(C))

18.40.430 Utility (electrical, sewerage, and other) distribution and transmission lines and
substations.

“Wired utility distribution lines” operate at voltages of 15 kV and lower, and distribute power from a
substation to the end user (connecting via a service line; see SICC 18.60.150). “Wired utility transmission
lines” operate at voltages of 24.9 kV and above. They move bulk power between substatians and do not
directly serve the end consumer.

The following standards apply to all utility distribution and transmission lines:

A. New utility distribution lines shall be placed underground wherever reasonable and practicable.
Undergrounding of existing lines in the course of routine maintenance and replacement is encouraged
where practicable, particularly where such undergrounding would enhance recognized scenic and open

space areas and resources.

B. Environmental impacts resulting from installation or maintenance of utilities and utility facilities shall
be avoided or minimized. Where no feasible alternative to the impact exists, and mitigation is not
feasible, appropriate compensating measures should be developed.
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C. Where revegetation of areas disturbed during construction is required by this code in order to
mitigate erosion, surface water runoff, hahitat, aesthetic ar other impacts, such areas shall be replanted
with native vegetation and maintained until firmly established. Clearing shall be confined to that
necessary to allow installation and to prevent interference by vegetation once the system is in
operation.

D. Utilities and transportation facilities shall be installed in the same rights-af-way when the effect will
be to reduce the adverse impacts on the physical environment.

E. Applications for utility substations shall include baseline and projected electromagnetic field (EMF)
density in accordance with the protocols in Table 4.2. Test measurements and results shall be shown on
the permit application site plan. Post-construction and any operational testing shall also be done in
accordance with Table 4.2. Post-construction test results shall be submitted to the director within 90
days to complete the file record, and copies will be made available to the public upon request.

F. Extension of community sewerage system lines outside of activity centers shall be allowed only if:

1. The extension is demonstrated to be necessary to remedy existing or potential groundwater
contamination problems or to correct existing or impending health hazards, as determined by the
County sanitarian; or

2. The extension is to provide sewage collection and treatment services to a public elementary or
secondary school.

G. Routine maintenance and replacement of wired utility transmission and distribution lines and poles
within existing rights-of-way, where frequently flooded areas, geologically hazardous areas, wetlands,
and fish and wildlife habitat conservation areas are not present and where exempt from 5EPA and
Shoreline Master Program review (see SICC 18.80.050 and 18.80.110), are authorized without further
permit application and approval; provided, that such construction and activities must comply with
applicable development and performance standards of this chapter and Chapter 18.60 SICC,

Table 4.2. Protocol for Testing of Electromagnetic Fields (EMF) at Utility Substations.™”

Test Parameter Test Equipment Testing Method
ELF? monitor with
Field Density of EMF three-axis sampling 1) Record EMF levels at 50-foot intervals along
produced by 60 Hz AC capability. property lines of the subject property (site).
Power Equipment 2) Record EMF levels at 20-foot intervals along the

fenceline of substation equipment. Measurements
shall be made at walst height.

Naotes:

1. Acharged object produces an electric field in the space around it; an object that carries current or
which is a magnet produces a magnetic field in the nearby area. Energy is transferred via these
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"electromagnetic fields” (EMF) to people and other living organisms that pass through the fields.
“Field density” or "flux density” is a measure of the strength of the fields. Unit of measurement of

flux density: milli-Gauss.

2. Reporting requirements for this testing: see SJCC 18.40.430(E).

3. Abbreviations used:

ELF = Extremely low Hz
frequency radiation,
30 to 300 Hz

EMF = Electromagnetic
field

AC = Alternating current

Hertz, a unit of

frequency equal to one

cycle of an

electromagnetic wave
per

second

(Ord. 52-2008 § 10; Ord. 2-1998 Exh. B § 4.32)

Gauss

A unit of magnetic
flux density,

10*Wh/m? = 10
*Volt-

seconds/square
meter

Table 6.2. Density, Dimension, and Open Space Standards for Rural, Resource, and Special Land Use

Districts.

Land Use District!

Development Standard Rural Resource Special

RGU RR RFF Rl RC AG FOR C N
Maximum Density See
{parcel area/total number of dwelling [Please refer to the Comprehensive Plan official maps.] | Note

units) 2
Minimum Lot Area See SJCC 18./0.01C(E) See
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Land Use District!!

Development Standard Rural Resource Special
RGU RR  RFF R} RC AG FOR ¢ N
Note
2
Minimum Front or Road
Sethacks'® 6 10)
Existing road for collector (feet from 45 45 45 a5 a5 4% a5 45 15
centerling)
Al other roads (feet from centerline) 44 40 40 a0 40 40 40 40 40
Minimurn Rear and Side
Setbackst » %160
Parcels smaller than five acres (feet) 10 10 10 10 10 10 10 10 10
Parcels five acres or larger, and average r ,
1 ib 15 15 15 15 15
width 2 B0 feet (feet) 15 15 i
Maximum Dimensions
Building height (feet)? 8 359 3R( 350 3l 35 [ 35 35 | 35 35
Area of impervious surface (%)% 15 1) 10 10 159 20 10 10 10 10 10
Set-Aside Requirements
Minimum required open space or .
N.ASY MA. | N.A. A
landscaped area (%)% 16 3030 3030 30 JONA N
Maximum developable area {%)1¢ See See
ON.A. NA  NA NA  NA Note | NA. BLA,
MNote 14
14
Motes;
1. Rural, resource, and special land use districts:
BRGU = Rural general use RR = Rural residential RFF = Rural farm-forast
R #  Rural Industrial RC = Rural commercial AG = Agricultural resource
fands
FOR = Forestresource C = Conservancy N = Natural
tands

2. Only one single-family residence is allowed per existing parcel. Land division for the purpose of

additicnal deveiopment is prohibited.

3. Setbacks from roads outside of activity centers are measured fram the centerline of the existing
road. This measurement shalf be to a line paraftel to and measured perpendicularly from the
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appropriate line. Side and rear setbacks are measured from the edge of the property in the same
manner as street setbacks.

4. Fences are exempt from setback requirements, except when impairing safe sight lines at
intersections, as determined by the County engineer.

5. Setbacks do not apply to mail boxes, wells, pump houses, bus shelters, septic systems and
drainfields, landscaping (including berms), utility apparatus such as poles, wires, pedestals,
manholes, and vaults, and other items as approved by the administrataor.

6. Road right-of-way setbacks may be waived, at the discretion of the County engineer, when the
presence of shoreline setbacks, property lines, topography or other restrictions make it
unreasonable to construct a structure without encroaching into the road right-of-way setback.

7. Chimneys, smokestacks, fire or parapet walls, ADA-required elevator shafts, flagpoles, utility lines
and poles, skylights, communication sending and receiving devices, HVAC and similar equipment,
and spires associated with places of worship are exempt from height requirements.

8. Structures used for the storage of materials for agricultural activities are exempt for the maximum
building height requirements.

9, Approved subarea plans may establish different height requirements in rural districts.

10. Impervious surface is measured by calculating the horizontal land area of all surface areas that
create a barrier to or retard the entry of water into the soil in comparison with natural conditions
prior to development, including but not limited to buildings, parking areas, driveways, roads,
sidewalks, patios, packed earth, and oiled surfaces. Open, uncovered retention/detention facilities
shall not be considered as impervious surfaces. See also $JCC 18.60.070, Storm drainage standards.

11. Required only for parcels over one acre in size.
12. “N.A." = Not Applicable.

13. In RFF land use districts, no more than 30 percent of the area of a parcel shall be covered by
impervious surfaces, exclusive of roads and driveways.

14. Onall agricultural or forest resource lands (AG and FOR), the maximum area of development
which Is not related to agricultural or forestry uses and activities shall be limited to 20 percent of
the parcel area, but not less than one acre, regardless of the assigned density. Further, in the
division of a parcel by any means, the allowable area for conversion of the parent parcel to nonfarm
and/or nanforestry use shall not be exceeded. This shall not apply to parcels smaller than five acres.

15. This standard may be exceeded for parcels that are less than five acres in size. However, in such
cases where the total percentage of impervious surface will exceed that specified, the administratar
shall require measures to be employed to reduce the long-term stormwater runoff from the parcels,
such as French drains for directing roof runoff into appropriately sized dry wells, and
retention/detention measures for large parking areas.
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16. This development standard shall not apply to residential development in subdivisions which
consist of tots less than 0.3 acres in area that are {except for access roads and driveways)
surrounded on all sides by property preserved as permanent open space,

{Ord. 26-2002 § 4; Ord. 12-2001 § 6; Ord. 11-2000 § 5; Ord. 6-2000; Ord. 7-1999; Ord. 2-1999; Ord. 2-
1598 Exh. B § 6.5)

! 18.60.060 Clearing and grading standards.
A. General Regulations.
1. Al grading and clearing activities shall be conducted so as to minimize potential adverse effects

of these activities an forested lands, surface water quality and quantity, groundwater recharge,
wildlife habitat, and scenic resources.

2. Grading to canstruct ponds and reservoirs shall:
a. Be located at least 30 feet from the edge of a public road right-of-way;
b, Maintain in-stream flows of natural drainage courses; and
¢. Protect adjacent praperty from damage,

B. Drainage and Erosion Control, This subsection shall apply to any development for which a permit is
required by this code or which is permitted outright by regulations in Chapter 18,30 SICC,

All grading activities shall be accomplished as follows:

1. Design and maintain adequate buffers of undisturbed native vegetation to minimize off-site
impacts of surface water runoff, erosion, and sedimentation.

2. Design and construct all graded surfaces that are to be revegetated to slope gradients
{generally less than 1:2 or 1:3 slopes} so that the graded surfaces will hold topsoil and to minimize
surface runoff, erosion, and sedimentation.

3. Selectively salvage the upper six ta 12 inches of topsoll, stockpile it, and respread over all
disturbed areas to be revegetated.

4. Any area cleared or graded and not covered with gravel or an impervious surface shall be
seeded immediately on completion of the project. if erosion is probable, areas with exposed soll
shall be protecied by temporary means during construction. All disturbances should at least be
revegetated with grasses and forbs; include shrubs, and trees as appropriate in the revegetation
effort. Use of plant spacies native to the County is encouraged.

L. Matural vegetation shall be retained to the maximum extent possible in construction and
operation of any use. All development shall eansure that soif erosion and sedimentation of
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drainage ways will be controlled to prevent damage to adjoining property and downstream
drainage channels and receiving waters.

6. Surface drainage shall not be directed to or discharged into County roads or ditches within
County rights-of-way unless approved by the County engineer.

7. A drainage analysis shall be prepared if required by 5/CC 18.60.0/0. Drainage controls may be
required to regulate velocities of runoff water and to control pollutants, erosion, and
sedimentation if it is probable that damage could occur downstream to property or to water
quality. Such controls may include landscaping or reestablishing native vegetation, ponds, catch
basins, and other control structures.

8. For effective long-term weed control, it is suggested that the landowner coordinate with the
County weed control board to eradicate nuisance species.

C. Best Management Practices (BMPs). BMPs from the Stormwater Management Manual {SMM) (see
5JCC 18.60.070) or as specified by the County engineer shall be employed in the control of erosion and
sediment during construction, to permanently stabilize soil exposed during construction, and in the
design and operation of stormwater and drainage control systems. These include BMPs for:
1. Erosion and sediment control and small parcel construction BMPs at Section 1i-5 in the SMM;
2. Control of pollutants other than sediment on construction sites at Section 11-3 in the SMM;
3. BMPs for problem areas on construction sites at Section II-2 in the SMM; and
4. BMPs for runoff contral at Section Il in the SMM.
a. Infiltration and filtration at Section I1I-3;
b. Detention at Section ll-4;
c. Biofiltration at Section IlI-6;
d. Qil/water separators at Section llI-7; and

e. Stream stabilization at Section 111-8.a.

D. Environmentally Sensitive Areas. All clearing and grading activities that will occur in or adversely
affect environmentally sensitive areas shall be subject to the regulations of

of this code (e.g., Chapter 18.40 SICC, Performance and Use-Specific Standards; Chapter 18.50 SICC,
Shoreline Master Program; and Chapter 18.60 SICC, Development Standards), and may only be
approved by the decision-maker if they have been found to meet the requirements set forth by this
code:
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1. Geologically Hazardous Areas. Standards governing development activities in these areas are
found in SICC 18.35.055 through 18,35 070,

2. Frequently Flooded Areas. Fills in flood hazard areas as identified on the FIRMs (flood insurance
rate maps) maps are not permitted unless the administrator finds that no reasonable alternative
exists.

3. Critical Aquifer Recharge Areas. Standards governing development activities in these areas are
found in SICC 18.35.080.

4. Regulated Wetlands. Alteration (filling, excavating, or draining) of regulated wetlands shall be
subject to the provisions of SICC 18.35.085 through 18.35.105.

5. Fish and Wildlife Habitat Areas. Standards governing development activities in these areas are
found in SJCC 18.35.110 through 14,35.140,

E. Grading.
1. Project or building permits which involve grading of 100 or more cubic yards are subject to
environmental review under the State Environmental Policy Act (SEPA) (see SJCC 12.20.050)
unless the grading is SEPA-exempt under WAC 157-11-800.
(Note: this does not apply when grading is associated with a development or activity which is
categorically exempt from SEPA review requirements. Most minor new construction, including
construction of a single-family house and related outbuildings, is exempt from SEPA review; see
WAC 197 11 800.)
2. Clearing and Grading Permit. The clearing and grading permit is a development permit that is
processed using the procedures under the Uniform Building Code, adopted as the San Juan County

building code, Chapter 15.04 SICC.

a. All grading of 500 cubic yards or more is subject to a clearing and grading permit, except
grading associated with the following:

i. Maintenance of gravel roads;
ii. A SEPA-exempt (cf. WAC 15/-11-800(2)(d)) residential driveway;
iii. Construction of a Class | — 1l logging road (per RCW /6.09.050 and WAC Title 222);

iv. Drainage improvements constructed in accordance with SICC 18.60.060(B)
and 18.60.070; or

v. Construction of a pond of one-half acre or less which is not in a regulated wetland
(cf. SICC 18.35.085 through 18.35.105).
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b, Applications for projects which require a clearing and grading permit shall include the
following information:

i. Source of fill materiat and deposition of excess material;

ti. Physical characteristics of fill material;

iil. Proposed methods of placement and compaction;

v. Proposed surfacing material;

v. Proposed method(s) of drainage and erosion control;

vi, Methods for restoration of the site;

vii. Demonstration that instream fiow of water will remain unobstructed;

viii. Demanstration that erosion and sedimentation from outflow channels wilf be
minimized by vegetation or other means; and

tx. Demanstration that pond runoff will be controlled to protect adjacent propetty from
damage. (Ord. 7-2005 § 17; Ord. 12-2001 § 6; Ord, 2-1998 Exh. B § 6.6)

i

¢ 18.60.070 Storm drainage standards.

All new development and redevelopment must conform to the standards and minimum requirements
sat by the Washington Department of Ecology Stormwater Management Manual for Western
Washington, Publication Nos. 05-10-029 through 05-10-033. In addition, the best management practices
identified in the January 2005 Low Impact Development Technical Guidance Manual for Puget Sound,
produced by the Puget Sound Action Team, are acceptable alternatives for managing runoff, controlling
soil erosion, and maximizing and pratecting recharge.

A. Definitions. For the purposes of this section, the definitions at 1-2.1 of the SMM shall apply:

1. “Small parcel developrment” is # development that creates or adds less than 5,000 square feet
of impervious area, and that is either of the following:

a. The construction of an Individual, detached, single-family residence, accessory dwelling
unit, or duplex; or

b, Land-disturbing activities of less than one acre that include grading of 100 or more cubic
yards.

2. "New development” includes land-disturbing activities, structural development {construction,
instalation or expansion of a building or ather structure), creation of impervious surfaces, Class IV
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General forest practices and COHP plans, and subdivision, short subdivision and binding site plans
as defined in RCW 52.17.020.

3. "Redevelopment” includes, on an already developed site, the creation or addition of impervious
surfaces, structural development, and replacement of impervious surface that is not part of
routine maintenance; and also, land-disturbing activities that are associated with the above
activities.

4. "Impervious surface” means a hard surface area which creates a barrier to the entry of water
into the soil mantle in comparison with natural conditions prior to development, or which causes
water to run off the surface in greater quantities or at an increased rate of flow from the flow
present under natural conditions prior to development. Common impervious surfaces include
roofs, driveways, patios, packed earth, and oiled surfaces. Open, uncovered retention/detention
facilities shall not be considered as impervious surfaces.

5. A "land-disturbing activity” results in a change in the existing soil cover (both vegetative and
nonvegetative) or the existing topography, and includes but is not limited to demolition,
construction, clearing, grading, filling, and excavation.
B. Exemptions. Commercial agriculture, and forest practices regulated under WAC Title 222, except for
Class IV General forest practices and COHPs (see SJCC 18.40.120 through 18.40.180), are exempt from
the provisions of the minimum requirements.
C. 5mall Parcel Minimum Requirements. Small parcel development meeting the criteria of subsection
(A)(1) of this section shall be required to control erosion and sediment during construction and to

permanently stabilize soil exposed during construction. Such development shall:

1. Comply with the minimum requirements 1 through 4 for small parcels in Section 1-2.3 of the
SMM, and shall employ the small parcel best management practices (BMPs) of Section 11-5.10.
Additional guidance is provided in Sections 1-3.3, -4, and 1I-5.9 of the SMM,;

2. Prepare a small parcel erosion and sediment control plot plan or illustration (or, show on other
diagrams being prepared for the project, if appropriate) showing:

a. Vicinity map;

b. Location of the structure and its access;

c. All applicable setback requirements;

d. Location of all applicable erosion and sediment control BMPs; and
e. Existing site features and sensitive areas.

D. New Development Minimum Requirements.
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1. New development that includes (a) the creation or addition of 5,000 or more square feet of
impervious surface and (b) land-disturbing activities of less than one acre shall comply with
minimum requirements 2 through 11 in Sections |-2.6 through |-2.15 of the SMM, and the small
parcel minimum requirements of subsection (C) of this section.

2, New development that includes (a) the creation or addition of 5,000 or more square feet of
impervious surface, and/or (b) land-disturbing activities of one acre ar more, shall comply with
minimum requirements 1 through 11 in Sections |-2.5 through 1-2.15 of the SMM, and a
stormwater site plan shall be prepared.

3. Stormwater Site Plan. A stormwater site plan required by subsections (D)(2), (E)(1) or (2) of this
section shall be developed to the standards of Sections I-3.4 and |1-3.5 of the SMM, and include:

a. Project overview;

b. Plot plan, including the elements of subsection (C)(2) of this section and:
i. Locations of structures and other impervious surfaces;
ii. Locations of stormwater runoff control facilities;
iii. Road rights-of-way and easements;

c. Preliminary conditions summary;

d. Analysis of off-site water quality impacts (including groundwater) resulting from the
project, and mitigation measures;

e, Analysis and design of proposed stormwater runoff control facilities, including treatment
and source control BMPs (cf. Section |-4 of the SMM, which provides a list of and selection
process for BMPs);
f. Erosion and sediment control plan;
g. Special reports and studies;
h, Stormwater and drainage system maintenance and operations manual.

E. Redevelopment Minimum Requirements.

1. Where redevelopment of 5,000 or mare square feet of impervious surface occurs:

a. The new development minimum requirements 1 through 11 in Sections 1-2.5 through I-
2.15 of the SMM shall apply to that portion of the site that is being redeveloped,;
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b. Source-control BMPs (cf. Section -4 of the SMM, which provides a list of and selection
process for BMPs) shall be applied to the entire site (including adjoining parcels if they are
part of the project}); and

c. A stormwater site plan shall be prepared.

2. In addition to the requirements of subsection (E)(1) of this section, a stormwater site plan (see
subsection (D)(3) of this section) shall also be prepared to implement the minimum requirements
to the maximum extent practicable for the entire site when any of the following conditions apply:

a. Existing sites larger than one acre with 50 percent aor more impervious surface;

b. Sites that discharge to a receiving water that has a documented water quality problem as
defined by the County health and community services department or by criteria listed in
Section 1-2.4.2.B.2 of the SMM; or

c. Sites where the need for additional stormwater control measures has been identified
through a special study by the County or town of Friday Harbar, such as a watershed plan or
marine habitat protection plan. (Ord. 52-2008 § 12; Ord. 21-2002 § 7; Ord. 2-1998 Exh. B §
6.7)

18.80.100 Permit procedures for conditional use and variance permits.

A. Purpose and Applicability. Conditional use permits allow flexibility in the implementation of this cade
by controlling undesirable impacts through specific permit conditions. Variances ensure that all persons
and their property are guaranteed equal rights and opportunities under similar circumstances. A
variance is never to be used to endow certain persons or property with special privileges denied to all
others under similar circumstances. Variances may only be granted for dimensional, bulk, and area
requirements specified by this code. (For changes from use or density standards, see the procedures for
a site-specific redesignation, 5JCC 18.90.020.) The following uses are subject to this section:

1. Conditional Uses (indicated by “C” in Tables 18.30.030 and 18.30.040) and discretionary uses
(indicated by “D” in Tables 18.30.030 and 18.30.040) that the director has determined require a
conditional use permit;

2. Variances from standards other than those in Chapter 18.50 SICC.
B. Notice and Public Hearing. Notice of application and of public hearing is required in accordance with
the procedures in SJCC 18.80.030. An open-record predecision hearing is required for conditional use

permit and variance applications (see SJCC 18.80,040),

C. Decisionmaking Authority. The hearing examiner has the authority to approve or deny conditional use
permit and/or variance applications, and to impose conditions ot approval an such permits.

D. Conditional Use Permits - Criteria for Approval. A conditional use permit shall be granted by the
County only if the following criteria are met:
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1. The proposed use will not be contrary to the inient or purposes and regulations of this code or
the Comprehensive Plan;

2. The proposal is appropriate in design, character and appearance with the goals and policies for
the land use designation in which the proposed use is located;

3. The proposed use will not cause significant adverse impacts on the human or natural
enviranments that cannot be mitigated by conditions of approval;

4. The cumulative impact of additional requests for like actions (the total of the conditional uses
over time or space) will nol produce significant adverse effects to the environment that cannot be
mitigated by conditions of approval;

5. The proposal will be served by adequate facilities including access, fire protection, water,
stormwater control, and sewage disposal facilities;

6. The location, size, and height of buildings, structures, walls and fences, and screening
vegetation associated with the proposed use shall not unreasonably interfere with allowable
development or use of neighboring properties;

7. The pedestrian and vehicular traffic associated with the conditional use will not be hazardous to
existing and anticipated traffic in the neighborhood;

8. The proposal complies with the performance standards set forth in Chapter 18.40 SICC;

9. The proposal does not include any use or activity that would result in the siting of an
incompatible use adjacent to an airpart or airfield (RCW 26.70.547); and

10. The proposal conforms te the development standards in Chapter 18.60 SICC.

E. Variances — Criteria. A variance shall be granted only if the applicant demonstrates that the following
criteria have been met:

1. Literal interpretation and application of provisions of this code would deprive the applicant of
the rights commonly enjoyed by other praperties in the same district under the terms of this
code, and allowing the variance will be in harmony with the intent and spirit of this code;

2. A variance is necessary for the preservation and enjoyment of a property right possessed by
other property in the same vicinity or district, but which is denied to the property in question
because of special circumstances on that property;

3. That the hardship described under this subsection is specifically related to the property and is
the result of unique conditions such as irregular lot shape, size, or natural features, and the
application of this code, and not, for example, from deed restrictions or the applicant’s own
actions;
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4. The granting of the variance will not be materially detrimental to the public welfare or Injurious
to the right of other property owners In the vicinity; and

E. The variance will not permit a use prohibited by this code in the district in which the subject
property is located,

F. Term, Unlass a shorter time perlod is specified in permit conditions, devalopment authorized through
a conditional use or varlance permit shall be completed within five years from the date of permit
approval or the permit shall become null and void. An extension of up to one year may be granted by
the decisionmaking authority if the permittee demonstrates good cause for an extension. (Ord. 11-2011
& 8; Ord. 15-2002 § 10; Ord. 4-2001 §§ 2, 3; Ord. 14-2000 § 7{AAA); Ord. 2-1998 Exh. B § 8.10}
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1 INTRODUCTION

Jacobs Engineering Group Inc. (Jacobs) was contacted by Orcas Power & Light Cooperative to
conduct 3 wetland reconnaissance of Tax Parcel Number 3527 1300 2000, 5 19.27-acre parcel
located northwest of the intersection of Douglas Road and Baiter Hill Road in the False Bay Creek
Watershed on San Juan Island, San Juan County (County), Washington. The parcel is in Section
27 of Township 35 North, Range 3 West, within the San Juan Valley Heritage Overlay District,
established in 2002 to protect agricultural lands and open space. The County maps indicate a
“possible-non tidal wetland” on the subject parcel. This report presents the results of the
wetland reconnaissance conducted on the subject parcet,

The wetland reconnaissance of the subject parcel was conducted by Jacobs Seniar
Environmental Scientist Jennifer Thomas, MES. Jennifer has 30 years’ experience in wetland
delineation in Western Washington and is trained in the application and use of the U.5. Army
Corps of Engineers' (USACE) 2010 Regional Supplement to the Corps of Engineers Wetland
Delineation Manual: Western Mountains, Valleys, and Ceast Region {(Version 2.0) (Regional
Guldance) and the Washington State Wetland Rating System for Western Washington - 2014
Update (Hruby 2014). Jennifer's experience exceeds the County's requirements for a Qualified
Professional, with respect to wetland report preparation (see San Juan County Code [SJCC]
18.20.170.1).

A vicinity map is included as Figure 1. £xisting conditions on the subject parcel are documented
in Figure 2.

1.1  Purpose

The purpose of this report is to document that the mapped wetland on the subject parcel was
created as a farm pond in a non-wetland area and is therefore exempt from regulation under the
County's Critical Areas Ordinance.

1.2 Why Delineate Wetlands?

The County maps indicate a wetland on the subject parcel as a “possible non-tidal wetland.”
Figure 3 shows the County's wetland mapping on the subject parcel As the S1CC states: “Many
wetlands are depicted on various maps developed by the County.... These maps are, howaver,
only a guide and in all cases conditions in the field shatl control.” (SJCC 1835085 Wetlands ~
Applicability).

As the SJCC states: “The purpose of wetland boundary delineations and wetland reports is to
provide information necessary to determine compliance with the wetland protection
requirements of the County Code, and to help maintain protected areas over time." (SJCC
18.35.105. A Wetlands ~ Determination of wetland boundary requirements for wetland reports).

Wettands are ecological systems that are identified by the presence of hydrophytic vegetation,
hydric soils, and hydrology. In the County, wetland delineations follow the USACE's Regional

Jacobs Engineering Group Inc, Page 1
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Guidance. Jurisdictionat wetlands are characterized by the presence of all three parameters
mentioned above (wetland plants, wetland soils, and the presence of hydrology leng enough
during the growing season to influence the soils and the plants).

Wetlands provide important functions related to water quantity {e.g., they store hydrology
seasonally, slowly releasing it over time, and can contribute to baseflow support of streams) and
water quality {they cycle and filter sediment and runoff), wettands also provide habitat to a wide
variety of plants and animals.

1.3 Wetland Regulations

In Washington State, wetlands are regulated at the federal, state, and local tevels to protect the
functions that they provide. At the federal level, wetlands are protected under the Clean Water
Act, Section 404 (§ 1344 of Title 33 the U.5. Code [33 USC § 1344, Parts 230 and 232 of Title
40 of the Code of Federal Regulations [40 CFR Parts 230 and 232]).

At the state level, the Washington State Department of Ecology regulates wettands under the
Water Pollution Control Act (Revised Code of Washington TRCW] 90.48). The Washington State
Department of Ecology delegates its reguiatory authority over wetlands to local governments in
compliance with Washington State’s Growth Management Act (RCW 36.70A). The Counly
undertakes land use planning in compliance with the Growth Management Act, and has adopted
a Critical Arcas Ordinance to regulate activities in and around wetlands. The County's Critical
Areas Ordinance is detailed in Chapter 18,35 of its Unified Development Code.

ESbs Engineering Group Inc, Page 2
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2 METHQDOLOGY

The following databases were consulted before beginning field work at the subject parcel:

+ The U.S. Department of Agriculture, Natural Resources Conservation Service {(NRCS) soil
survey online {n.d.)

« The County's Polaris database online (n.d.), which includes the following:
- Paossible Non-Tidal Wetlands data layer (2014)

- National Wetland tnventory (NWI1) data layer {shown in Figure 3) as well as the
2019 NW1 data layer (as shown in Figure 4).

Other Critical Areas data layers for Fish and Wildlife Habitat Conservation Areas:
o Fish Distribution maps (Wild Fish Conservancy 2006-2009)
o Garry Oak
o Camas prairie

Natural Heritage Program Plants
Wetlands in Washmgwn State follow he définition from the USACE's Regional Guidance (2010)
and are defined as “those areas that are inundated or saturated by surface or groundwater ata
frequency and duration to suppert, and under normal circumstances do suppoert, a prevalence of
vegetation typically adapted for life in saturated soil conditions.” Washington State has adopred
the federal manual on wettand delineation, including this definition of wetlands. The County has

also adopted this definition of regulared wetlands in their Critical Areas Ordinance (5JCC
18.20.230 "W* definitions).

The County's definition of Wettands is as follows:

"Wetland" means an area that is inundated or saturated by surface water or
groundwater at a frequency and duration sufficient to support, and that under
normal circumstances dees support, a prevalence of vegetation typically adasied
for life in saturated soil conditions, Wetlands generally include swamps, marshes,
bogs, and similar areas, Wetlands do not include those artificial wetlands
intentionatly created from non-wetland sites, including, but not limited to,
irrigation and drainage ditches, grass-lined swales, canals, detention facilities,
wastewater treatment facilities, farm ponds, and landscape amenities, or those
wetlands created after July 1, 1990, that were unintentionatly created as a result
of the construction of a road, street, or highway, Wetlands may include those
artificial wetlands intentionatly created from non-wetland areas created to
mitigate conversion of wetlands, (5JCC 18.20.230 "W" Definitions, emphasis
added).

Jacobs Engineering Group Inc. Page &
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This report documents that the wetland on the subject parcel was created as a farm pond and is
therefore exempt from regulation under the County's Critical Areas Ordinance.

2.1  Wetland Survey Protocols

Wetland survey protocols followed those described in Routine Determinations, Section D of the
Regional Guidance. Wetland survey protocols are typically used to support wetland delineation
reports. In the case of this report, a wetland delineation was not considered necessary.

2.2 Hydrophytic Vegetation

Cowardin et al. (1979) developed a method for classifying hydrophytic vegetation for the U.S.
Fish and Wildlife Service using Obligate (OBL), FACW (Facultative Wetland), and FAC
(Facultative) wetland plants. An OBL wetland plant species almost always occurs in wetlands (99
percent of the time) and rarely occurs in non-wetland areas. A FACW plant has a 67 to 99
percent probability of occurring in wetlands. A FAC plant occurs 33 to 67 percent of the time in a
wetland. A Facultative Upland (FACU) plant occurs 1 to 33 percent of the time in a wetland. An
area Is considered to meet the hydrophytic vegetation criteria if more than 50 percent of all
vegetation present (in all strata -- forest, shrub, and understory) have an indicator status of OBL,
FACW, or FAC. Plant indicator status is provided by the National Wetland Plant L ist (Lichvar et al,
2018).

The Regionat Guidance (USACE 2010) includes indicators to determine if a certain area has
enough hydrophytic vegetation to be considered a wetland. The most general hydrophytic
vegetation indicators is an area that has more than 50 percent of a lotal plant species
composition cateqorized as OBL, FACW, or FAC, as defined by the National Wetland Plant List
(Lichvar et al. 2018). Dominant plant species are determined for each vegetation layer. A
calculation is then dune to determine the percentage of wetland plants compared to the total
number of dominant plant species. This is called the dominance test. Another indicator of
hydrophytic vegetation is called the prevalence test, and looks at the percentage of plant species
cover based on their indicator status. If the resulting number is <3, then the vegetative layer ic
considered hydrophytic.

2.3 Hydric Soils

Hydric soils are defined as soils that form under conditions of saturation, flooding, or ponding
long enough during the growing season to develop anaerobic conditions in the upper part of the
s0il profile (U.S. Department of Agriculture 2018). Hydric soils are determined to be present
based on field indicators. These indicators depend on the soil type present in the area and region
according to the Regional Guidance. For our region, the western mountains, valleys, and coast,
these indicators include histosol, histic epipedon, black histic, hydrogen sulfide, depleted below
dark surface, thick dark surface, sandy mucky mineral, sandy gleyed matrix, sandy redox,
stripped matrix, loamy mucky mineral, loamy gleyed matrix, depleted matrix, redox dark surface,
depleted dark surface, and redox depressions. Many of these indicators are signs of high organic
matter, oxygen-depleted soil conditions, and soil saturation. Soils are typically observed in a 16-
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to 20-inch soit pit. Hydric soil characteristics and color are examined just below the A-horizon or
at 12 inches below the surface, whichever is shallower, and identified using the Munsell Soit
Color Chart {(Munsell Soil Color Ca. 2000). Wetland soils classified as hydric in the County soil
survey are also considered (U.5. Depariment of Agriculture 2018).

2.4 Wetland Hydrology

Wetland hydrology is considered to be present when indicators of seasonal or permanent water
inundation are observed. These indicators include surface water, high water table, saturation,
water marks, sediment deposits, drift deposits, algal mats or crust, iron deposits, surface soil
cracks, inundation visible on aerial imagery, sparsely vegetated concave surface, salt crust,
aquatic invertebrates, hydrogen sulfide ador, oxidized rhizospheres along living roots, presence
of reduced iron, recent iron reduction in tilled soils, stunted or stressed plants, water-stained
leaves, drainage patterns, dry-season water table, saturation visible on aerial imagery,
geomorphic position, shatiow aquitard, FAC-neutral test, or Frost-heave hurmmaocks.

Jacobs Engineeting Group inc. Page 8



Critical Areas Ordinance Exemption, Bailer Hill Road Project
August 7, 2020

3 EXISTING CONDITIONS

Jacobs conducted a site visit on July 24, 2020. The site has been in agricultural use for much of
the twentieth century. It lies within the San Juan Valley Open Space and Heritage Overlay
District, which was created in 2002 to preserve and protect agricultural use and open space in
the Fale Bay valley. According to the current property owner, the site supported a pea field in the
1950s, and has been in hay production for many decades. The current owner farmed the site
beginning in 1979, bringing in cattle. For most of the 1980s the western portion of the site was
in hay production. Although the western portion of the site is still hayed, it has not been actively
managed for hay production since the 1980s (Vaugh Mason, pers. comm with Jennifer Thomas,
July 24, 2020). The hayfield/pasture portion of the site is dorninated by Red fescue (Festuca
rubra; FAC), with some patches of Colonial Bentgrass (Agrostis stolonifera; FAC), though the
Bentgrass is not dominant. The pasture also supports Sweet Vernal grass (Anthoxanthum
odoratum, FACU). Figure 4 shows the LIDAR image of the site, which clearly shows evidence of
cultivation and agricultural use, particularly in the western portion of the site.

The area mapped by the County as a “possible non-tidal wetland” occurs on the western portion
of the site. It is an open-water pond that was clearly excavated for farm use. | he pond was
excavated out of non-wetland soils. It is reqularly shaped. The soils that were excavated to create
the pond were stockpiled next ta the pond and leveled to create a berm, which sits several foet
above the surrounding grade. Wetland plants, including cattail (/ypha latifolia* OBL), Spikerush
(Lleocharis palustris; OBL), and pondweed (Potamageton natans; OBl ) have established in the
pond, which supports an upen-water area of approximately 200 leel long by 150 leet wide.
There is a ditch from Bailer Hill Road to the pond. In the immediate vicinity of the pond, this
ditch and a ditch to the west support reedcanaryarass (Phalaris arundinacea; FACW), but the
reedcanarygrass is restricted to these low-lying areas on-site. While the farm pond does support
wetland vegetation, it was clearly excavated out of non-wetland soils, and is therefore exempt
from regulation under the County's Critical Areas Ordinance.

The NRCS (2018) maps the soils in the western portion of the site as Mitchellbay gravelly sandy
loam on 5 to 15 percent slopes (Appendix A). Mitchellbay soils are considered prime farmland
soils. There is a distinct break, based on soil type, between the pasture area, which encompasses
approximately 50 percent of the western portion of the site (and slopes gently towards the
valley) and the eastern portion of the site, which is mapped by the NRCS as Haro-Hiddenridge-
Rock Qutcrop complex on 5 to 30 percent slopes. The far eastern portion of the site is mapped
as Mitchellbay gravelly sandy loam on O to 5 percent slopes. None of these soils are hydric,

The portion of the site that is mapped as Haro-Hiddenridge-Rock Outcrop contains rock
outcrops to the surface, which provide attractive views of the False Bay Creek Valley. This portion
of the site has not been maintained for some time and also supports Himalayan Blackberry
(Rubus armeniacus; FAC), English Hawthorn (NI), Tansy Ragwort (Jacobaea vulgaris; FACU), and
thistle (bath Bull thistle [Cirsium vulgare; FACU] and Canada thistle [Cirsium arvense; FAC])
within the grass-dominated portions of the site.

Jacobs Engineering Group Inc. Page 9
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Critical Areas Ordinance Exemption, Bailer Hill Road Project
August 6, 2020

4 FINDINGS

The subject property contains a farm pond that was created for agricultural use at some point in
the twentieth century. The farm pond was intentionalty created out of a non-wetland and is
therefore exempt from regutation under the County's Critical Areas Ordinance.

Jacobs Enginearing Group tnc. Page 11



Critical Areas Ordinance Exemption, Bailer Hill Road Project
August 7, 2020
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APPENDIX A
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Soil Map—3%an Juan County, Washington Figure & - Baller Hill Road

Map Unit Legend

Map Unit Bymbo} Map Lnit Name Acres In AQL Porcent of AQE
;2001 ‘ Mitchellbay gravelly sandy 140.0 49.0%
foam, 5 to 15 percen! slopes | ;
i ' i : i
i 2004 ' Mitcheltbay gravelly sandy 4.2 20.6% |

i i loam, O 1o § percent stopes ‘ i
| KODT Haro-Hiddensidge-Rock 1 6.3 30.4% |
; © Quterep complex, 5o 30 |

percent siopes | i

! - . X . . B - . . i |
i Totals for Ares of Interast 20.3: F00.0%

USDA  Natural Resolrces “Web Soil Survey 8/5/2020
Congervation Service National Cooperative Soil Survey Page 3 of 3



FORGESOLAR GLARE ANALYSIS

Project: OPALCO Bailer Hill Solar PV NIV
2.6MW solar project on San Juan Island in Washington.

Site configuration: Untitled

Created 04 Feh, 2023

Updated 06 Feb, 2024
Time-step 1 minule

Timezone offset UTC-#

Site 1D 83674, 14802

Calegory 1 MW lo 5 MW

DNI peaks at 1,000.0 Wm»2
Ocular transmigsion coellicient 0.5
Pupil diameter 0.002 m

Eye focal length D.017 m

Sun sublended angle 8 3 mrad
PV analysis methodology V2

Google

Summary of Results no glare predicted

PV Array Tilt Qrient Annual Green Glare Annual Yellow Glare Energy
" . min hr min hr kWh

PV array 1 SA SA 0 0.0 0 0.0 1,405,000.0
tracking  tracking

PV array 2 SA 5A 0 0.0 0 0.0 1,404,000.0
tracking tracking

PV array 3 - sloped SA SA 0 0.0 0 0.0 1,428,000.0
tracking  tracking

PV array 4 SA SA 0 0.0 0 0.0 1,404,000.0
lracking  tracking

PV array 5 SA SA 0 0.0 0 0.0 1,404,000.0
tracking tracking

PV array 6 5A SA 0 0.0 0 0.0 1,404,000.0

tracking  tracking

Tutal annual glare received by cach receptor; may include duplicate times of glare from multiple reflective surfaces.

Receptor Annual Green Glare Annual Yellow Glare

min hr min hr
Route 1 a 0.0 0 0.0
Hunway 16 0 0.0 0 0.0
Runway 34 a 0.0 0 0.0
OF1 0 0.0 0 0.0
QP 2z 0 0.0 0 0.0

==@EEaRr
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Receptor

ora
OP 4
0]
OF6
oP7
QP8
CP 8

e b

.un Forge

min

o O o o oD O 0

Annual Green Glare

hr

0.0
0.0
0.0
0.0
0.0
0.0
0.0

Annual Yellow Glare

min

o o o o o o

hr

0.0
0.0
0.0
0.0
0.0
0.0
0.0
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Component Data

PV Arrays

Name: PV array 1

Axis tracking: Single-axis rotation
BacKlracking: None

Tracking axis orieniation: 180.0°
Tracking axis tilt: 0.0°

Tracking axis panel offset: 0.0°
Max lracking angle: 52.0°

Rated power: 490.0 kW

Panel material: Smeolh glass with AR coating
Reflectivity: Vary with sun

Slope error: correlate with materizl

Verlex Latitude (°) Longitude {*) Ground elevation (ft) Height above ground {it) Total elevation (ft)
1 45._501 /16 j'l 23.050701 78.62 5.00 B83.62
2 4B.501714 123.049453 82.73 5.00 B7.73
3 48.501183 -123.049450 BE.52 5.00 81.52
4 A8.501188 -123.050220 H5.44 5.00 90.44

Name: PV array #

Axis tracking: Single axls rotatlon
Backtracking: None

Tracking axis orientation; 150.0"
Tracking axis tilt: 0,0"

Tracking exis panel offzet' 0.0"
Max tracking angle; 52 4"

Rated power: 490.0 kW

Panel material: Smooth glass with AR coating
Retlectivity: Vary with sun

Slope error. carrelate with material

(::‘.'rj.:_'}:_}ji‘
Vertex Latitude (%) Longitude (%) Ground elevation (it} Height above ground {ft) Total elavation {ft)
1 4B.501700 -123,04854G BR.40 5.00 93.48
2 48,5601182 123.048554 B89.06 5.00 54.06
3 48.501186 -123.0478642 103.10 5.00 108.10
4 48.501708 -123.047634 106.44 5.00 111.44
T

_.*.;' _Fi:rga Page 3 of 22



Name: PV array 4 - slopadd

Axis tracking: Single-axla rotation
Backtracking Nnnq

Tracking axis arientation’ 1H0.0"
Tracking axis tilt: 3.0

Tracking axis panel oftset: 0.0
Max tracking angle: 52.0°

Rated power: 490.0 kW

Panel material: Srmooth glass with AR coating
Reflectivity: Vary with sun

Slope error: corrolale with material

Verlex Latitude (7) Longitude (%) Ground elevation (ft) Height above ground (i) Total elevation (ft)
1 48.501 1132 -123.050227 86,51 5.00 91.51

2 AB.500105 -123.050238 108,77 5.00 1377

4 4R.500101 -123.0405611 102.73 5.00 107.73

4 48501139 -123.048527 g0.04 500 95.08

Name: PY aray 4

Axis tracking, Single axis rotation
Hiil’.‘!llrlll:!il‘ll‘ll [RARTRTRS

1 r;]t":ldnﬂ HESEY un(?:!i:l!,inn 1810 ()
Triacking KL Lt o

llﬂt:h‘lng.; e ||:u||r| R1 4 O A &) 8}
Max tracking angle bt

fated powar AUk LA

Vaneh bl Ssioonth aplevra wi b AT e
Retacdivily Aoty witly s

Stope error carrelite will malin

Vertex Latitude () Longitude (*) Ground elevation {ft) Heigh! above ground (ft) Total elevation (ft)
1 AB.500104 -123.04A511 102,74 5.00 107,73
2 41.500090 122,046G021 114.29 5.00 119.28
d 48,501121 -123.046837 116.68 500 121.68
4 40.501 13y -{2y pYusey an.0n £ou 05 (18

Page 4 of 22




Name: PV array 5

Axis tracking; Single-axis rotation
Backtracking: None

Tracking axis erientation: 180.0°
Tracking axis tilt; 0.07

Tracking axis panel ollset; 0.0"
Max tracking angle: 520"

Rated power: 4900 kW

Panel material: Smooth glass with AR coating
Rellectivity: Vary with sun

Slope error: correlate with material

Vertex Latitude (%) Lengitude {%) Ground elevation (ft) Height above ground (it) Tatal elevation (it)
1 48.501182 -123.047132 113.90 5.00 118,90
2 48,501 708 -123.047132 116.47 5.00 121.47
a 48.501704 -124.046209 120,52 5.00 134,52
4 48.501187 -123.046220 127,67 5.00 132.87

Name: PV array B

Axis tracking: Single-axis rotalion
Backtracking: None

Tracking axis orientation: 180.0°
Tracking axis tilt: 0.0°

Tracking axis panel offsel: 0.0°
Max tracking angle: 52.0°

Rated power: 490.0 kW

Panel material: Smooth glass with AR coaling
Reflectivity: Vary with sun

Slope error: correlate with malerial

Google

Verlex Latitude (") Longitude () Ground elevation (ft} Height above ground (ft) Total elevation (11)
1 48.501121 -123.046842 11G.68 5.00 121.68
2 48.501114 -123.046220 127.83 5.00 132.83
3 48,500595 -123.046220 128.14 5.00 133.14
qa 48.500802 -123.046826 11517 5.00 120,17
-p‘-,.i .ii"n-
CiiForge Page 5 of 22



Route Receptors

Name: Route |
Path type: Two-way

Observer view angle: 50.0"

Vertex Latitude (*) Longitude (") Ground elevation (It} Hexigght above ground (ft) Total clevation (ft)
1 48.499959 -123.057605 50.93 u.ou 50.93
2 48.459963 -123.046568 11929 0.0n 119,79
3 48500006 -123.046202 175.19 0.00 126,19
4 47.500114 123.045813 131.49 0.00 131.49
5 40,500774 123 045545 134.21 0.00 |34.21
G 48.000441 -123.045360 136.28 n.oo 13628
/ 48500004 iR [T 149 1 000 139 26
i 4K 500914 120 045111 1461 14 0,00 [4u,14
a9 48501157 123 0451068 135,49 oo 135 4k
mn AL A0 94 123045178 1n2 01 ,on 15301
I At LRSI (23 b fa 1401 G 0o 150 66

Flight Path Receptors

Nama: Rinway 15
Description:

Threshold height: 43 It
Direction: 569"

Glide slope: 4.0%

Pilot vicw restricted? Yes
Vertical view: 30.0"
Azimuthal view: 50.0°

Foeint Latitude () Langltude (") Graund elevation (11) Height above ground (ft) Total elevation (ft)

Threshold 48,5206572 -123.024799 112.48 A43.00 1hh.48

Twao-mile 48.497701 -123.022451 71.80 #19.11 H94,91
wummsEE

n,‘,'.._;:_Fnrga"-- Ha Page G of 22



Name; Runway 34
Description:

Threshold height, 42 ft
Direction: 177.1¢

Glide slope, 3.5°

Pilot view restricted? Yos
Vertical view: 30 0°
Azimulhal view: 50.07

Paint Latitude {*) Longltude () Ground elevation (ft) Height above ground (ft) Total elevation (1)
Threshold 48.5173449 -123.024091 B4.05 42.00 126.05
Two-mile 4B8.546225 -124.026309 90.69 G81.74 771.93

Discrete Observation Point Receptors

Name ID Latitude (%) Longitude {*) Elevatlon (ft) Height (ft)
P 1 1 48502323 -123.045756 142.01 10.00
opz 2 48503011 -123.045843 14B.43 10.00
oFs 3 4B.499444 123.044174 149,51 £.00
or4 4 A8.499250 -123,047897 113.26 6.00
OF5 5 4B.499418 -123.049323 114.16 6.00
OF& 6 48,500537 -123.050504 105.44 6.00
or7 7 48.600609 -123,051363 10220 10.00
oPa A 48.501375 -123.042527 157.67 6.00
fol ¥ g 4B.504544 -123.049486 72.76 10.00
==AERERF

. FOrge:s ol Page 7 of 22
Lt 1]



Obstruction Components

Name: Hedge |
Top height: 6.0

Nare Hindge 2

Tap halght 00

Vertex

Lo < L

oo o~ m

RiFerge

Latitude (*)

48500044
48.500073
48.500058
48.500033
4B 500044

Latitude (°)

48.500061
48.500070
46.500183
48500365
18.500343
48.5001568
48.500042
4B.500031
18.500061

Google

Longitude (%)

-123.060274
-123.050271
-123.046830
-123.046832
-123.050274

Ground elevation (ft)

108.71
108.72
114.04
113.90
10871

Longitude (*)

-123.046836
128,046442
-123.045940
-123.045618
-123.045591
123045928
-123.046446
-123.046837
-123.046836

Ground elevation (ft)

113.89
121.98
131.06
132.59
132,98
131.08
121.64
113.76
113.89

Page 8 of 22



Name: Hedge 3
Top height: 6,0 ft

Vertex

~ @ o I L Ry =

o oo

Name: Hedgo 4
Top helght 6.0 1t

Vertex

L= T K 0 R B e B L

Feigyn

qagforge

Latitude (%)

48,500367
48.500343
48.500549
48.500822
4B.501082
48.501082
48.500816
48.500554
48500367

Latitude ()

48.501081
48.501728
48.501757
48.501774
48,501748
48.501725
48,501085
48.501081

Longitude (*)

-123.045620
-123.045583
-123.045392
-123.045316
-123.045279
-123.045317
-123.045362
-123.045432
-123.045620

Google

Lengitude (%)

-123.045276
-123.045287
-123.045292
-123.048634
-123.04B8634
-123.045337
-123.045332
-123.045276

132.52
132.98
135.66
138.02
137.66
137.23
137.31
134.83
132.52

137 .66
141.32
141.44
88.16

88.17

140.67
13711
137.66

Ground elevation (ft)

Ground elevation (fi)

Page 9 of 22



Name: Hedge 5
Top helght 6.0 11

Verlex

L M=

- @ m p

Name e |

L hatgght 4

Vertex

LAa R L R e

o

summEmR
rForgec 1

Latitude (¥)

48501739
A8.501767
48.501767
18.500089
48.500093
ABB01735
48.501739

Latitude ()

48.502307
48.502098
48.502090
48502247
18.502332
48.502307

(€7 ogle

Longitude (7) Ground elevation (ft)
123.049470 81.19
-123.049465 80.09
-123.0502N1 78.36
-123,050361 10B.26
-123.050318 108.06
-123.050248 78.54
-123.049470 81,19

Longitude (*) Ground elevation (i)
-123.045911 136.91

-123.045816 136.26
-123.045766 138.02
-123.045728 |42.52

-123.045804 140.79

123.045911 136.91

Page 10 of 22



Name: Tree 2

Top height; 2001t

Vertex

o~ @ M &L pa =

Name: Tree 3

Top height: 20.0 it

Vertex

W o~ m o P L P —

=@ ‘l‘!
“iiForge:

Latitude (%)

48.499926
48.499919
48.489582
48.499638
48.499806
48.499873
48.499880
48.459926

Latitude (°)

48.499276
18.498432
48.489112
48.490319
48.499340
48.,499535
48.499539
48.499276

Gaogle

Longitude (*)

-123.048620
-123.046587
-123.048951
-123.047208
-123.047343
-123.0473960
-123.048620
-123.048620

104.84
119.10
115.69
11147
111.50
104.37
105.04
104.84

Ground elevation (ft)

Longitude (%)

-123.049465
-123.049336
-123.048735
-123.048542
-123.049025
-123.049052
-123.049466
-123.049465

115.45
114.44
113.00
110.80
112.29
110.12
115.08
115.45

Ground elevation (ft)

Page 11 of 22



Name: Tree 4

Top height: 20.0 ft

Vertex

Ll oa oo —

Nanie [poe &

lop hurght 20 01

Vertex

Eo L ¥

LTI
Lun FOrge- o
L 1]

Latitude (°)

48.499143
48.499184
48.499626
48.498637
48.499143

Latitude (")

48.499878
48499639
48.499642
48.499934
48.499878

18
Gaoogle

Longitude (*)

-123.044922
-123.044751
-123.044871
-123.045087
-123.044922

Ground elevation (ft)

131.63
135.61
141.87
137.03
131.63

Longitude (7)

123.044890
-123.044784
-123.044683
-123.044756
-123.044890

Ground elevation (ft)

141.58
142.36
144.28
143.77
141.60
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Glare Analysis Results

5ummary of Results no glare predicted

PV Array

PV array 1

PV array 2

PV array 3 - sloped

PV array 4

PV array 5

PV array 6

Tilt

SA
tracking
SA
tracking
SA
tracking
SA
tracking
SA
tracking
SA
tracking

Orient

SA
tracking
5A
tracking
S5A
tracking
SA
tracking
SA
tracking
SA
tracking

Annual Green Glare

min

0

hr
0.0

0.0

0.0

0.0

0.0

0.0

Annual Yellow Glare

min
0

hr
0.0

0.0

0.0

0.0

0.0

0.0

Energy

kWh
1,405,000.0

1,404,000.0

1,428,000.0

1,404,000.0

1,404,000.0

1,404,000.0

Total annual glare received by each receplor; may include duplicale imes of glare fram multiple refioctive surfaces.

Receptor

Route 1
Runway 16
Runway 34
OP 1

QP2

OP 3

OP 4

OP 5

OoPe

QP 7

OF 8

OF 9

iz Forge

Annual Green Glare

min

2 O o OO0 O O 0 9O

hr

0.0
0.0
0.0
0.0
0.0
0.0
0.0
0.0
0.0
0.0
0.0
0.0

Annual Yellow Glare

min

(== B = S = B = N o BE o R o

o g o o O

hr

0.0
0.0
0.0
0.0
0.0
0.0
0.0
0.0
0.0
0.0
0.0
0.0
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PV: PV array 1 grclEncmes

Rocoptor resulls crdered by category of glare

Recaptor

Route 1
Runway 16
Runway 34
OPF 1

ap2

OP 3

oFr 4

OF &

Or G

9} v

QP &

OF &

FYy citiay
|

P qalul Ty | kel £

Ma glane Indnd

PV array 1 and Runway 16

Flecaptor ype: 2 mile | light Fath

Mo glare laund

PV array 1 and OP 1

Mecaptor lype: Obscrviadian Point

Na glare founed

PV array 1 and OP 3

Maceptor lype: Obsevalion Point

No glare Tound

PV array 1 and OP 5

Heceplor lype: Obsearvation Faint
No glare found

~=Em@ae
e Forge -

A b Mol &

Annusal Green Glare

Annual Yellow Glare

hr min hr
0.0 0 0.0
0.0 0 0.0
Q.0 0 0.0
0.0 0 0.0
0.0 G 0.0
0.0 4} 0.0
0.0 0 0.0
0.0 0.0
0.0 0 on
0.0 } 06
0.0 0.0
0.0 0.0

PV array 1 and Runway 34

Receplor lype @ mile Flight Path
Mo glire found

PV array 1 and OP 2

Recaplor type: Obsorvalion Point
Nao glare lound

PV array 1 and OF 4

Reneplor type: Observation Paint
Mo glare found

PV array 1 and OP &

Meceptor lype: Qbservation Poin)

Mo glare lound
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PV array 1 and OP 7 PV array 1 and OP 8

Receptor type: Qbservation Point Receptor type: Observalion Point
Ne glare tound No glare found

PV array 1 and OP 9

Recepior type: Observation Point

Mo glare found

PV: PV array 2 prossssmes

Recaplor results ordored by category of glare

Receptor Annual Green Glare Annual Yellow Glare
min hr min hr
Route 1 0 0.0 0 0.0
Runway 16 0 0.0 0 0.0
Runway 34 0 0.0 ¥ 0.0
OP 1 0 0.0 0 0.0
Op2 0 0.0 0 0.0
OP3 0 0.0 0 0.0
OF 4 Q 0.0 0 0.0
OP 5 0 0.0 0 0.0
OPG 0 0.0 0 0.0
op7 0 0.0 0 0.0
OFP8 0 0.0 0 0.0
Oor9 0 0.0 0 0.0

PV array 2 and Rouie 1

Receptor type: Route
No glare found

PV array 2 and Runway 16 PV array 2 and Runway 34
Receptor type: 2-mile Flight Path Receplor type: 2-mile Flight Path

Mo glare found Mo glare found

PV array 2 and OF 1 PV array 2 and OP 2

Receptor lype: Observatlon Point Receplor type: Gbservation Point

Mo glare found No glare found
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PV array Z and OP 3

Recaplor type: Observalion Point

Mo glare found

PV array 2 and OP 5

Receptor type: Obsarvation Palnt

Mo glare found

PV array 2 and OP 7

Receptar typo Observation Point

Mo glare found

PV array 2 and QP 9

Recoplon lype: Ohaarvation Polnt
Mo glare found

Reoceptor

Roule 1
Runway 18
Runway 34
OF1

QP2

OF 3

OF 4

OP b

QP 6

QF 7

OF 8

OP 9

PV array 3 - sloped and Route

1

Ruoceptor lype: Boule
Mo glare found

sm Forge

min

o o 0o o Cc o o D S o C

=

PV array 2 and OP 4

Receplor ype: Observation Foinl

Mo glare Tound

PV array 2 and OP 6

Receplor type: Observalion Point

Mo glare found

PV array 2 and OP 8

Receptor type: Ghsarvation Paint

Na glare found

Annug) Green Glare

Annuzl Yellow Glare

hr imin hr
.0 0 0.0
0.0 0 0.0
0.0 0 0.0
a.0 0 0.0
0.0 0 0.0
0.0 0 0.0
0.0 0 0.0
0.0 0 0.0
0.0 0 0.0
0.0 0 0.0
0.0 0.0
0.0 0.0
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PV array 3 - sloped and
Runway 186

Ruceplor type: 2-mile Flight Path
Na glare found

PV array 3 - sloped and OP 1

Receptor type: Observation Point

Mo glare found

PV array 3 - sloped and OP 3

Receplor type. Observation Point
No glare found

PV array 3 - sloped and OP 5

Receptor type: Observation Point

No glare found

PV array 3 - sloped and OP 7

Receptor type: Observation Polnt
No glare tound

PV array 2 - sloped and OP 9

Receptor type: Observalion Point

No glare found

~=DoDEe

TiiForge

PV array 3 - sloped and
Runway 34

Receptor type: 2-mile Flight Path

Na glare found

PV array 3 - sloped and OP 2

Receplor lype: Observation Paint
No glare found

PV array 3 - sloped and OF 4

Aeceptor typa: Ohservation Point

No glare found

PV array 3 - slaped and OP &

Rueceptar lype: Observation Paint
No glare lound

PV array 3 - sloped and OF 8

Receptor lype: Obsarvation Point

Mo glare found
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PV: PV array 4 praaemne

Hecoptor results ardered by categary of glare

Receptor Annual Green Glare
min hr min

Route 1 0 0.0 0
Runway 16 0 0.0 0
Runway 34 0 o0 0
OP1 0 0.0 0
Or2 0 0.0 0
OFP 3 0 0.0 0
OF 4 4 0.0 0
OF & 0 0.0 0
(] 0.0
OF 7 0 0.0 Q
0P s o] 0.0 )
ar 4 0 0.0 [¥]

P array Iy L i

Hleseplun B Do

Plap cjlaafbs TEaiajbdl

PV array 4 and Runway 16

Heceptor types 2 mile Ulight Falh
Ne glare found

PV array 4 and OP 1

Receplor type: Observation Poin
Mo glare lound

PV array 4 and OP 3

Receptor typn: Observalion Point

Mo glare found

PV array 4 and OP 5

Receptor type; Observalion Point

No glare found

-t-‘IIIH‘h
.o Forge
= 4

PV array 4 and Runway 34

Receptor lype 2 mile Flight Path
No glare found

PV array 4 and QP 2

Receptor type: Observation Point
No glare found

PV array 4 and QP 4

Receplor lype: Gbeervation Paliol
No glare found

PV array 4 and OP 6

Recepton lype: Qbservation Point
Mo glare lound

Annual Yellow Glare

hr

0.0
0.0
0.0
0.0
0.0
0.0
0.0
0.0
0.0
0.0
0.0
0.0
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PV array 4 and OP 7 PV array 4 and OP 8

Heceplor type Observation Point Receptor lype: Observation Point
Ne glare found Na glare found

PV array 4 and OP 9

Receptor type: Ohservation Paint

No glare found

PV: PV array 5 momarsemns

Receptor results arderad by category of glara

Receptor Annual Green Glare Annual Yellow Glare
min hr min hr
Route 1 0 0.0 0 0.0
Runway 18 0 0.0 8] 0.0
Runway 34 0 0.0 0 0.0
QF 1 0 0.0 0 0.0
orP2 0 0.0 o 0.0
QP 3 0 0.0 0 0.0
OrP 4 0 0.0 0 0.0
OP& 0 0.c 0 0.0
OF B 0 0.0 0 0.0
OrP7 0 0.0 0 0.0
OF 8 0 0.0 0 0.0
OF 9 0 0.0 0 0.0

PV array 5 and Route 1

Receptar type: Route
Mo glare found

PV array 5 and Runway 16 PV array 5 and Runway 24
Hoceptor type: 2 -mile Flight Path Receplor lype: 2-mile Flight Palh

No glare found No glare lound

PV array 5 and OF 1 PV array 5 and OP 2

Receplor lype: Obsuervation Paint Receptar type: Observation Poinl

No glare feund No glare found
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PV array 5 and OP 3

Ruceplar lype: Observation Paint

Mo glare found

PV array 5 and OP 5

Receplor type: Observation Poinl

Mo glare found

PV array 5 and OP 7

Recepior lype: Obsoovation Foinl

Mo glare found

PV array 5 and OPF 9

Receptor lype Ohseradion Faint

No glare found

A% Fa Wy . 1 £
W o B ‘:\" v 8 I 'J' LE]

Rocoplor

min

Route 1
Runway 16
Runway 34
or1

op2

OR3

OP 4

OP 5

OF 6

or7

OPB

OP 49

PV array 6 and Route 1

RHeceplor lype: Roule
No glare Tound

us Forge

o o o o Cc o D oo o0 O O

PV array 5 and OP 4

Receptor lype: Dbservation Poin
Mo glare found

PV array 5 and QP 6

Recoplor lype. Observation Poin
No glare laund

PV array 5 and OP 8

Receptor type: Observation Poin
No glare lound

Anns] Green Glare

hr T
0.0 0
0.0 0
0.0 0
0.0 0
0.0 0
0.0 0
0.0 4]
0.0 G
0.0 0
0.0 0
0.0 0
0.0 0

Annizl Yellow Glare

hr

0.0
0.0
0.0
0.0
0.0
0.0
0.0
0.0
0.0
0.0
0.0
0.0
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PV array 6 and Runway 16

Heceptor type! 2-mile Tlight Path
No glare found

PVarray6and OP 1

Receplor type: Observation Poimt

No glare found

PV array 6 and OP 3

Receplor lype: Obsarvation Poini
Nao glare lound

PV array 6 and OP 5

Receaplor type: Observation Paint

Mo glare found

PV array 6 and QP 7

Heceplor lype: Obzervation Point
No glare found

PV array 6 and OP 9

Receptor lype: Observation Point
Mo glare found

==DEEER
.=x FOrge
FLH

PV array 6 and Runway 34

Receptor type: 2-mile Flight Path

Mo glare found

PV array 6 and OP 2

Receptor type: Observalion Paint
No glare lound

PV array 6 and OP 4

Receptor type: Observation Paint

Nao glare found

PV array 6 and OF 6

Receptor lype: Observation Folnt
No glare found

PV array 6 and OP 8

Receptor type: Observalion Point

No glare found
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Assumptions

“Cireen’ glare: is glare with low potential to cause an afler image (lash blindriess) when ehserved privr 1o a typical Blink response tne
"Yallow” glare is glare with potential lo cause an altor imane (flash biindness) whon abserved prior to a typical blink response Lime

Tiimos associated with glare are denoted in Standard time. For Dayiight Savings, add ane hour.

Ihe algerithm does nel igorously represent the detailed geomeiry of a system: detailed leatures sush s gaps betwesn modules, variable
helght of the PV array, and support structures may impact aciual glare results. Howovor, we have validated our models aaainst several
syslems, including o PV array causing glare to the air-iraflic contiol tower at Manchester-Boston Regional Airpor! and several siles in
Albuguerque, and the tool accuralely pradicted he acourrence and Intensity of glare al diflerent timas and doys of the yoar.

sopveral V1 calculatiens utilize the PV array centraid, rather than the actusl glare spol lucation, dug o algorithm limilations. This may affect
resulis lor lago PV footprints. Additional aralyses of aray sib-sections ¢on provide wdditional inlormation on expestad glare. This primarlly
affects V1 analyses of palh receplons.

Randnm number compulations are utilized by various steps of the annual haard analysis algorithm. Predicted minutes ol glare can vary
potwaan runs aa a resull. This mitatien primartly alfects analyses of Observation Peinl receptors, including ATGTs. Note thal the SGHAT/
FargeSolr mathodalogy has always reficd on an analytical, qualilative approach accurately determing the overall hazard (i.e. green ve.
yellow} of cxpacted glare on an annual basis,

Thi analysis does nof automalically consider phstacles (either man-made or natiral) balweon the observution points and the prescribed solar
installation that may obstrucl ohserved glars, such ais tees, Rils, buildings, ele.

The sublunded source angle (plare spot slze) is constrained by the BV array foctprint size. Paritioning large anays info smaller sections will
reduce the maximan poleniial sublended angle, potentially impasting rasulls il actual glare spots are larger (han (he suly aroy Si7e. Addilicnal
anlyses of the combined area of adjacent Ul wreys ean povide more infarmalion on polential giare huzards (See previous paint on elaled
limitations, )

Tl vt Airaet nomeal (i TN featire (1 saleeter) sanlis the nser-prescrbed peak DN Ising a typical clear-duy irradiance prolili:

et sl [ipvs oo towets CIN e A0 freeings s e g s sorah i g st aoan D sealin fe o elear g it anng parealiles sl
| ] 1] Y |

v el | e ot e W0 nhorise sobe nosn g saosel wihyieh nre

il by s sl SO E e Bt s oty
Uateui s o gl Ty IR T AR R TN TR R A R AT AR T ST AR SR el ey oo o Tl e Ao Hipey, aneratbng

anircnrinelal o

Pherien o bt oo ] iy Wi Tesvalg lepyesnidis o peeedser b et e npteal e meion welideshy coen Dabe Genise . W
Crovatle T ety b it pepeee af wetless b e Bl i el by RN R e e R TV S TR (AT i
W L0 e ] SO s v bl ety s pars e gy

i syl b e i e el s Pt fe i L] P e vt e gk Ty del gt B enesd e e GF

lsgeiaiaih Dl methet

Ve el i bl st iy e G plotaned gl ad'oeiany Bpse i lian Pl ity e e g Gt ezl et Dl stk
i|1lp'=u_;l oulCOmes enuimnpass a conlnuoLa, Neldiscreie, specliuig
Glare Ineations displayed an recoplor plots are dpproxdmale Actual glare-spol locations may differ

[efer 1o the | lelp page at www.forgesolarcom/helpf for assumptions and limitations not listed hure,

Detuult glare Analysis parmmeters e mhearver eyn charastenatios (lor relerence only):

« Analysis lima interval 1 minule

- Ocular transmission aoalficient: 0.5

< Pupil diameter: 0,002 muters

« Pye focal length: 0.017 melers

« Sun subtended angle, 3.3 milliradians

2016 4 Sima Indusiries din/a ForgeSalar, All Rights Heserved.
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Clearing and Grading Permit

Baller Hill CammLinlty salar and Miragrid

sSoiar and BESS Facllity

lune 23, 2023




Purpose

This package is to accompany the clearing and grading permit submittal to San Juan County for the
construction of a Solar Facility with a Battery Energy Storage System.

Project Narrative

This project is proposing the construction of a 136' x 119’ gravel pad to house containers for Battery
Energy Storage Systems (BESS). The containerized system and supporting equipment will be enclosed
with a chainlink fence (126'x109'). This BESS pad will be in conjunction with the construction of solar
array, completed by Cushing Terrell.

The project site is located at the northwest corner of the intersection of Bailer Hill Road and

Douglas Road in San Juan County, Washington, The site is bordered by Bailer Hill Road to the

South and Douglas Road on the East. The 19-acre parcel is currently undeveloped with a portion being
used as agricultural land since at least 1990 according to historical imagery. A geotechnical investigation
was conducted by Geotest Inc., excavating 12 test pits on February 3, 2021, to explore the subsurface
conditions. Test pits varied in depth from 2.1 feet to 7.5 feet deep. Results were observed to be similar
across all test pits. Subsurface layers consist of 6-18 inches of topsoll, followed by a dense layer of
glacial till, which has the same properties as a silty sand soil type. It is the findings of the geotechnical
report that the native soils on this property are suitable for fill purposes within the site for this project use.
Subgrade below BESS foundations shall consist of 12 inches of compacted structural fill on top of
undisturbed native soils.

The construction of the BESS pad will require fill to provide an even surface for the equipment and
promote posilive stormwaler runoff. Stormwater runofl from the BLSS pad will be trealad in the
stormwater pond construcled as a part of the solar developmenl. The BESS pad will be surfaced with a 4
thick layer of aggregate base course, This layer of aggregate base course will generate run off, however,
grading of the pad is intended to promote sheet flow off the pad where it will enler its natural course within
the property and solar development. The sheet flow from the BESS pad will be captured by the
downstream stormwater ponds.

Design ol the solar dovelopment has been completed by Cushing Terrell. The construction of the solar
array panels will require some onsite grading to level areas in the properly for installation. The design
contours and cut fill volumes can be found on sheet €200 in the Volume 1 sheets.

During construction of the Solar Array and the BESS pad, the stormwater ponds will function as sediment
basins before they are cleaned out for their permanent functions. Other erosion and sediment control
measures placed on site will include the installation of graveled construction entrances off roadways, silt
fence, and rock check dams. Stabilization of the site will be achieved through seeding and sodding. The
final surfacing of the property will be planted with sheep friendly native grasses as the solar array area will
be used as livestock grazing.

For detailed stormwater runoff modeling and calculations, refer to the Cushing Terrell Calculation
package that has been attached as an appendix to this memo,



