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CUP DESCRIPTION

renewable energy electric generating facility - 53-acre solar farm
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Hermsdorf Farm Solar Project
Solar Generating Facility Operations Plan

Type of Activity Proposed

DG Central 1, LLC ("Applicant"), on behalf of Madison Gas and Electric Company (MGE) is
proposing to build, operate, and maintain a utility-scale solar power production plant (the
"Facility") consisting of up to 53 acres of solar modules and associated equipment that will
generate and deliver solar electric power to the electric grid. The Facility will have a
maximum capacity of approximately 8 MW-AC, subject to potential future capacity
increases supported by changing technology. The Facility will be conveyed to and owned by
MGE prior to commercial operation.

The Facility will provide solar electricity to serve the needs of MGE customers in Dane
County, including the City of Madison and the Madison Metropolitan School District,
through MGE's Renewable Energy Rider program. MGE will own and operate the Facility
and will lease the land upon which it is located from Ruth Hermsdorf ("Owner"). Applicant is
seeking approval of its conditional use for the full duration of the Facility's expected useful
life of up to forty (40) years. The lease with Owner will be structured to have an initial term,
not to exceed ten (10) years, with the ability of the tenant to renew the lease for additional
terms not to exceed ten (10) years each. The Facility will have direct access to Meier Road.

Solar technology and best practices are evolving rapidly and MGE will need to have the
ability to undertake all activities necessary or desirable for MGE to operate and maintain
the Facility as an effective and efficient solar generation facility in light of such evolving
technology and best practices. MGE intends to perform all of the following activities over
the life of the Facility:

e Inspecting, operating, maintaining, repairing, replacing, and upgrading installed
equipment and components of such equipment, including when MGE believes
evolving technology merits replacement of installed equipment or components
thereof.

e Modifying, replacing, changing, or adding installed equipment and accessory
structures, such as equipment pads, to maintain an installation that is
contemporaneous with evolving solar generation and associated technology,
including energy storage technology.



e Inspecting, maintaining, repairing, replacing, upgrading, changing, or adding
appropriate groundcover within and around the Facility according to evolving best
practices.

e Inspecting, maintaining, repairing, replacing, upgrading, changing, or adding
appropriate security systems and fencing within and around the installation
according to evolving best practices.

e Inspecting, maintaining, repairing, and replacing accessory structures and
appurtenances as originally approved, including but not limited to all structures,
utilities, equipment pads and other surfaces, landscaping, fencing, lighting, signage,
grading and drainage, and stormwater management facilities and systems.

e MGE may choose to add energy storage capability to the Facility to add extra value
and flexibility to the Facility's solar generation capabilities.

Project Description

The on-site equipment at the Facility will consist primarily of solar modules mounted on
single-axis trackers to generate direct current (DC) electricity. Inverters that are integrated
into the Facility will convert the DC electricity to alternating current (AC) electricity to allow
it to be delivered to the electric grid. The Facility will also include electrical switchgear
cabinets, transformers that step up the voltage to 13.8-kV grid voltage, equipment pads for
the aforementioned equipment, and additional related ancillary solar equipment.

Electrical lines, connecting the DC collection system to the inverters, will run underground
or hang below the panels. AC collection lines may be buried underground or mounted on
supporting structures several feet above the ground. Electrical lines from the equipment
pads will run underground to the approximate locations of the point of interconnection to
the distribution grid. The Applicant has developed and submitted with its Conditional Use
Permit application a preliminary site plan for approval, defining the Project boundaries,
location of the access drives, and layout for the panels. The final selection of equipment and
final layout within the proposed fenced area will be made after all permitting is complete
and Applicant selects equipment manufacturers. Final design will substantially conform with
the Site Plan.

The Facility will be an unmanned plant that will operate through local and remote
control/monitoring. Local control will occur through autonomous controllers. The PV system
will be monitored remotely through the MGE energy management system and by the
operations and maintenance contractor's Supervisory Control and Data Acquisition (SCADA)
system located off-site. The Facility and its production will be monitored and visible to MGE
24/7. After construction is complete, there will be limited access to the site for periodic
inspections (monthly), troubleshooting, and maintenance. The Facility does not include any
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buildings. Water and sanitary sewer service are not required to construct, operate, or
maintain the Facility.

By siting the Facility on the property north of Meier Road, Applicant will avoid impacts to
wetlands, streams, a natural wooded area that may provide suitable habitat for the
northern long-eared bat, which is classified as "threatened" under the Endangered Species
Act, and minimize tree clearing for the entire site. The overall Project configuration was
designed to avoid impacts to environmental resources and to minimize any visual
intrusiveness on the surrounding land uses. The siting of the Facility on the Site took several
factors into account:

e Minimizing Environmental Impacts: The Project is designed to reduce and limit
impacts on natural resources, including:

0 The Site is clear, and no additional clearing is proposed.

0 The Site was selected because of its topography to accommodate single-axis
trackers. As a result, grading is expected to be minimal and primarily to
install the access drives and equipment pads at grade.

0 Access to the Project will occur via a proposed driveway off Meier Road as
noted on the included Site Plan.

0 Wetlands and associated buffers are entirely avoided. Wetlands delineations
were performed in October 2019 and April 2020. One wetland was identified
on the property north of Meier Road but is entirely avoided with no impact
and an expected 75' buffer.

e Optimal Solar Feasibility: The Facility is optimally sited on the Site to capture solar
energy efficiently without undue shading. The single-axis trackers sited in the open
field will create ideal conditions for solar energy production, including optimal row
spacing.

e Setbacks: All setbacks conform to all applicable minimum standards from public
roads highways and bordering property boundaries.

e Stormwater: An Erosion Control and Stormwater Management Permit will be
applied for and obtained from the County.

e Site Restoration: When the Project is ultimately decommissioned, the infrastructure
will be removed and the Site restored to predevelopment conditions.

e Internal access. The Project will provide approximately 16' wide gravel access to the
equipment pads.



e Revegetation and Seeding: The Site, including solar array areas, will be revegetated
from row crops to perennial vegetation. The Project will use low-growth seed mixes
that incorporate pollinator-friendly species mix.

e Fence: The Project will use a fixed-knot or welded wire-type agricultural fence with
wood posts so as to maintain the agricultural aesthetics of the area and blend well
into the landscape. The fence will be consistent with National Electric Safety Code
standards.

e Educational Kiosk: An educational kiosk, providing information about the Facility to
the public, may be located outside the Project fence, adjacent to Meier Road.

Project Timetable and Location

Applicant intends to advance project engineering based on equipment procurement
decisions and additional on-site layout engineering and construction planning through fall
2020 with construction of the Facility by spring 2021 or earlier, pending receipt of all
required permits and approvals. MGE intends seek approval of the Public Service
Commission of Wisconsin (PSCW) for a Certificate of Authority to construct the Facility. The
PSCW approval process will add approximately three to five months to the Project schedule.
To meet customer needs, MGE and Applicant intend the Facility to be commercially
operational by fall 2021. In order to meet this date, it is important for the Applicant to
commence activities on-site, including site layout and engineering, and obtain necessary
permitting and approvals no later than fall 2020. This schedule makes it critical for Applicant
and MGE to apply for the CUP and pursue development with the County even though the
property will eventually attach to the City. Because of this unique situation, the Facility
design and siting have addressed not only Dane County requirements but also anticipated
additional requirements of the City of Madison. This issue is discussed further in
Attachment A, Eight Standards of a Conditional Use Permit, submitted with the CUP
Application.

The property on which the Facility will be located ("the Property") is currently located in the
Town of Blooming Grove and is subject to the "Town of Blooming Grove and City of
Madison Cooperative Plan under Section 66.0307, Wisconsin Statutes" (the

"Plan"). Pursuant to the Plan, it is anticipated the Property will attach to the City of Madison
in December 2020.

Specific Details of Facility Operation Requested in Conditional Use Application

After the Facility achieves commercial operations, it will operate as follows:



Hours of Operation: This Facility will not be manned and will not be open to the public. It is
anticipated that once construction is complete, operations and maintenance personnel (one
or two people) will access the site a couple times per month for inspection or minor
maintenance.

Number of Employees: There will be no employees stationed at the Facility. As noted in
Iltem 1 above, one or two people may visit the site a few times each month for inspection
and minor maintenance, as needed.

Anticipated Customers: No customers will be served at the Facility, thus there will be no
traffic associated with such customers. The renewable electricity generated from the
Facility will be used to serve the electricity needs of the City of Madison and the Madison
Metropolitan School District, each of which is an electric service customer of MGE.

Storage of Materials at the Facility: None. Facility maintenance will be performed with
personnel and equipment brought to the Site for such maintenance, thus eliminating the

need for any indoor or outdoor storage of materials or maintenance equipment.

Outdoor Activities: Inspection of the solar electric system and periodic maintenance as
described above.

Outdoor Lighting: No outdoor lighting.

Outside Loudspeakers: None.

Proposed Signs: Signs will be placed on the security fences to identify that MGE is the
owner of the Facility, that there are high-voltage facilities inside the fence, and that the

Facility site should not be entered by unauthorized personnel.

Trash Removal: There should not be trash generated at this site. Any minor trash, such as
note paper or written instructions, will be removed immediately.



Attachment A

Eight Standards of a Conditional Use Permit

1. The establishment, maintenance, or operation of the conditional use will not be
detrimental to or endanger public health, safety, comfort, or general welfare.

The use for the Facility will not be detrimental to, and in fact will positively impact, the
public health, safety, comfort, and general welfare by providing MGE customers in Dane
County, including the City of Madison and the Madison Metropolitan School District,
renewable energy. The City of Madison and the Madison Metropolitan School District, like
Dane County Government, are committed to meeting 100% of their electricity needs
through renewable sources. Dane County has made a commitment to significantly increase
the amount of the County government's electric load serviced by renewable sources to
meet the goal of a carbon-free energy supply. This will benefit the public health and general
welfare in the County by reducing the greenhouse gas emissions in Dane County.

In addition, the Facility will generate a shared revenue utility payment for the County and
for the City of Madison upon eventual attachment of the Blooming Grove land on which the
Facility will be located to the City. The Facility will comply with all applicable legal
requirements, including requirements of the FP-35 Zoning District and other applicable legal
requirements.

The Applicant has completed all environmental studies and surveys required to construct
the Facility, including: wetlands and watercourse delineation, habitat assessment for
threatened and endangered species, Wisconsin Department of Natural Resources (WDNR)
Endangered Resources (ER) Review, and preliminary stormwater review. Additionally, the
Applicant has conducted informal consultation with the U.S. Fish and Wildlife Service
(USFWS). As the Site Plan submitted with the Conditional Use Application indicates, the
Facility has been located, and includes legally required setbacks, so as to avoid damage to
existing wetlands. The Site on which the Facility will be located is owned by Ruth
Hermsdorf. The Facility was relocated to land north of Meier Road from land south of Meier
Road to avoid adverse impacts to wetlands and adverse impacts to the existing hardwood
woodlot. This woodlot may provide habitat for the northern long-eared bat (threatened
under the federal Endangered Species Act). The Facility will not emit light or noticeable
noise.



2. The uses, values, and enjoyment of other property in the neighborhood for purposes
already permitted shall be in no foreseeable manner substantially impaired or diminished
by establishment, maintenance, or operation of the conditional use.

The Facility will not impair or diminish current surrounding land uses. The existing zoning
classifications are (a) Farmland Preservation to the north; (b) Meier Road to the south as
well as Farmland Preservation; Processing, Manufacturing, and Industrial; and a Special Use;
(c) Farmland Preservation land to east; and (d) Farmland Preservation and Rural Mixed Use
and Transitional Land to the west. The existing uses of neighboring lands are farmsteads
and agricultural fields to the north, east, south, and west, with a duplex also located south
of Meier Road. The Project developer has conducted a number of environmental and other
studies, including wetlands and watercourse delineation studies, on the Site to demonstrate
that the Facility will not pose an environmental hazard or hazard to wetlands on the Site.
Wetlands were also delineated on the land south of Meier Road and demonstrate the
Facility location chosen by Applicant is less-environmentally impactful than if the Facility
were sited south of Meier Road.

As demonstrated in the Operations Plan, there will only be very limited vehicle traffic to and
from the completed Facility project. The use of Meier Road, which is adjacent to the Facility,
will not be substantially impaired, nor will there be adverse impacts to the intersection of
Buckeye Road/CTH AB well to the east or to the intersection of Femrite Drive well to the
south.

3. The establishment of the conditional use will not impede the normal and orderly
development and improvement of the surrounding property for uses permitted in the
district.

The Facility will have no adverse impact on the normal and orderly development and
improvements of the surrounding properties for their permitted uses. The current
surrounding land uses are primarily agricultural fields and their farmsteads, with adjacent
and nearby zoning classifications being Farmland Preservation; Processing, Manufacturing,
and Industrial; as well as limited Commercial, Rural Residential, and Special Use lands. As
noted above in the response to Standard 2, the Facility will be developed in a manner that
does not substantially impair or diminish the use of any surrounding property. Of note,
Dane County has extended the life of the Dane County Landfill located south of the Facility
which may have slowed development pressure of the surrounding property for the
foreseeable future. That, coupled with the expected 40-year useful life of the Facility,
means the Facility is a good interim use of the Site. At the end of the Facility's usefulness,
the Facility will be removed, and the Site may be developed for other uses or returned to
agricultural use.



4. Adequate utilities, access roads, drainage, and other necessary site improvements have
been or are being made to accommodate the conditional use.

The conditional use requested, use of the Site for the Facility, i.e., a utility-scale solar power
production plant, does not require sewer, water, or other municipal services. Therefore,
such services do not need to be extended for the Facility and the urban service area would
not need to be expanded for the Facility. Employees will not be at the Facility and will only
visit it occasionally; therefore, the Facility will not generate additional traffic. Parking,
internal circulation, bicycle, pedestrian, and other transit improvements are not necessary.

Adequate services, including utilities, access, and drainage have all been accounted for in
the proposed use. A single driveway will provide access to the site from Meier Road. A 16'
wide access road will be built within the CUP property inside the security fence to allow
access to the Facility. A security fence will be built around the perimeter of the Facility.

Stormwater runoff will be managed via establishment of perennial vegetative cover
throughout the Site, which was previously row crop. Perennial vegetation will allow greater
infiltration than the current cropland. The Facility will include an interconnection to
transition from the PV underground collection system to the existing overhead lines of the
local electric grid.

5. Adequate measures have been or will be taken to provide ingress and egress so designed
as to minimize traffic congestion in the public streets.

During operations, the Facility will have no on-site employees and therefore will require
very infrequent vehicle access, so there should be no associated traffic generation or
congestion in the public streets. Because no appreciable traffic will be generated, traffic
measures, such as transportation demand management or participation in a transportation
management association, is not needed.

6. That the conditional use shall conform to all applicable regulations of the district in which
it is located.

The use meets all applicable regulations of the FP-35 Zoning District set forth in

Section 10.222 of Chapter 10 (Zoning) of the Dane County Code of Ordinances. This includes
minimum lot size requirements, setbacks, building height, and other building restrictions.
Upon attachment to the City of Madison, it is anticipated the Facility will comply with all
applicable regulations.



7. The proposed conditional use is consistent with adopted Town and County
Comprehensive Plans.

The Facility will conform to applicable County, Town, and City of Madison comprehensive,
land use, neighborhood, neighborhood development, and special area plans.

8. If located in the Farmland Preservation (FP) area, the conditional use meets the necessary
findings to be located in the district as per Dane County Code of Ordinances
Section 10.220(1).

Section 10.220(1)(a) provides that in addition to the requirements and standards for
conditional use permits in Section 10.101(7)(d), the zoning committee must find that the
following standards are met before approving any conditional use permit in any Farmland
Preservation Zoning District.

A. The use and its location in the Farmland Preservation Zoning District are consistent with
the purposes of the district.

The use of the Site for solar generation is consistent with uses allowed by the Farmland
Preservation Statute, Wis. Stat. §91.46(1)(f). The term "Utility Use" has been further
defined by the Department of Agriculture, Trade and Consumer Protection with respect
to farmland preservation and "includes facilities for the generation of electricity from
sunlight..." See Wis. Admin. Code Department of Agriculture, Trade and Consumer
Protection §ATCP 49.01(19). In addition to the promogulated rules by the Department of
Agriculture, Trade and Consumer Protection described above that allow solar
generation as a conditional use, the Project is consistent with the purpose of the FP-35
Farmland Preservation Zoning District for the following reasons:

e The Project will consider different low-growth seed mixes, including those that may
be pollinator friendly for final site stabilization when the Project is complete. The
final seed mix chosen will be consistent with best practices for similar solar projects.

e The Project will continue to support agricultural use through the introduction of the
pollinator mix and remaining lands will continue to be available for other agricultural
uses.

e The Project will not negatively affect and more likely will positively affect
neighboring agricultural uses as a result of established pollinator-friendly plantings
necessary for healthy crop production.

e The Project will be consistent with the future land use plan in maintaining the urban
growth plans for the area and preserving these agricultural lands.



B. The use and its location in the Farmland Preservation Zoning District are reasonable
and appropriate, considering alternative locations, or are specifically approved under
state or federal law.

The proposed use and its location in the FP-35 District is reasonable and appropriate,
considering alternative locations, as MGE requires a large undeveloped level area within
its service territory and the proposed location is one of a limited number of sites in
MGE's electric service territory that offers such characteristics. Solar, or Utility Use, is an
approved Conditional Use in the FP-35. The Site's proximity to existing electrical
distribution make it a cost-effective location for siting solar generation.

C. The use is reasonably designed to minimize the conversion of land, at and around the
site of the use, from agricultural use or open space use.

Solar projects generally do not spawn additional growth around them and will not
contribute to the conversion of land around them. Instead, the Facility will enable
preservation of the area and its continued and future use for agriculture.

D. The use does not substantially impair or limit the current or future agricultural use of
surrounding parcels of land that are zoned for or legally restricted to agricultural use.

The Facility will not limit or impact adjacent uses, including agricultural uses. In fact, the
remaining Hermsdorf property to the south of Meier Road and adjacent agricultural
land may continue to be farmed right up to the fence line in places if the landowner
chooses. Facilities of this size and nature tend to be sited on agricultural sites and/or
adjacent to a variety of zoning districts, and solar lends itself to a compatible use in a
variety of scenarios with no effect on adjoining uses.

E. Construction damage to land remaining in agricultural use is minimized and repaired,
to the extent feasible.

The Facility is designed to minimize any disturbance to the agricultural land. The Facility
uses a driven post solution which, when decommissioned, is easily removed from the
site. In addition, all topsoil will remain on-site; minimal grading is required. At the end of
the Facility's useful life, all components are removed, and the land returned to
substantially the same condition as it was previously.



Proposed Conditions

The Project shall obtain and maintain all applicable federal, state, and local approvals and
permits necessary to install, maintain, and operate the Project including:

i. Submission of, and compliance with, an Erosion Control and Stormwater Management
Permit as may be approved by County staff.

Construction, operation, and maintenance of the proposed Project shall substantially
conform with this Application and Attachments A through H including:

i Setbacks: The Project shall comply with all setbacks for the FP-35 Agricultural District
and include a setback of 30' from the Meier Road of right-of-way.

ii. Seeding: The Project shall consider different low-growth seed mixes, including those
that may be pollinator friendly for final site stabilization when the Project is
complete. The final seed mix chosen will be consistent with best practices for similar
solar projects.

iii. Fence: The Project shall utilize an 8' high agricultural-type fence which will comply
with applicable National Electric Safety Code standards.

No parking shall be allowed on public roadways, and permit holder shall provide temporary
parking for construction within the Project areas or staging areas.

During the Project construction period, the permit holder shall pick up and dispose of all
mud, dirt, and debris generated by Project construction on public roads and rights-of-way
on a daily basis.

Upon request of the County, the permit holder shall arrange for appropriate on-site training
for entities providing emergency services to the Site.

At the time the Facility permanently ceases to operate, the Facility owner shall restore the
Site to substantially the same condition as it existed prior to construction.

Upon reasonable advance notice, County Planning and Zoning staff may enter the premises
of operation in order to inspect those premises and to ascertain compliance with these
conditions. Zoning staff conducting inspections shall be accompanied by the staff or
employees of permit holder and will comply with any applicable workplace safety rules or
standards for the Facility.

In accordance with Sec. 59.69(5e)(d), Wis. Stats., the County agrees that Applicant may
transfer this Conditional Use Permit to any successor in interest as owner of the Facility.
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