
A-G-E-N-D-A 
 

SPECIAL MEETING 
 

BOARD OF ADJUSTMENT 
 

EDEN ROOM 
308 E. STADIUM DRIVE 

 
THURSDAY, NOVEMBER 12, 2020 

5:30 P. M. 
  
 
 
 
1. Meeting called to order. 

 
2. Roll call. 

 
3. Approval of minutes of the special meeting on September 17, 2020.  

 
4. Unfinished business: 
 
6. Items from staff: 
 
7. New business: 
  

Special Use Permit  1085 E. Meadow Road   SU-20-02 
Consideration of a special use permit for a solar facility at 1085 E. Meadow Road as 
allowed for in Section 11.26(c)(3)(c)(16) of the special use requirements of the Board of 
Adjustment section of the City of Eden Zoning Ordinance.  Request submitted by Edison 
Farm, LLC. SPECIAL USE CASE:  SU-20-02. 

 
8. Items from the Board of Adjustment:   
 
9. Adjournment.  
 
 

PLEASE CALL THE PLANNING AND INSPECTIONS DEPARTMENT  
UPON RECEIPT OF THIS AGENDA PACKAGE  

336-623-2110 OPT. 2 



MINUTES OF A SPECIAL MEETING 
OF THE BOARD OF ADJUSTMENT 

SEPTEMBER 17, 2020 
 

The Board of Adjustment held a special meeting on Thursday, September 17, 2020, at 
5:30 p.m. in the Eden Room at City Hall.   
 
Members present:  Will Flynt 
    Barney Walker 
    Jeanette Wagoner 

Charles Johnson 
    Cleveland Ellison 
    Diana Biggs 

Jackie Hampton 
    David Everett 
    Terry Shelton 
         
Members absent:  Joan Moore* 

 
Staff present:   Kelly K. Stultz, Planning Director 
     
 
Others present:  Shaniqua Woods, Applicant 
 
         
*Excused absence. 
 
The meeting was called to order by Kelly K. Stultz. 
 
ELECTION OF OFFICERS 
 
Diana Biggs nominated Will Flynt to serve as Chairman.  Charles Johnson seconded the 
motion and it passed unanimously. 
 
Diana Biggs nominated Charles Johnson to serve as Vice-Chairman.  Barney Walker 
seconded the motion and it passed unanimously. 
 
APPROVAL OF MINUTES OF A REGULAR MEETING ON JULY 11, 2019. 
 
The minutes of the special meeting on July 11, 2019, were presented to the Board.  Terry 
Shelton made a motion that the minutes be approved as submitted.  Barney Walker 
seconded the motion.  Motion carried unanimously. 
 
UNFINISHED BUSINESS: NONE 
 
NEW BUSINESS: 
 

Special Use Permit  523 S. Hamilton Street  SU-20-01 
Consideration of a special use permit for a home occupation for dog grooming at 
523 S. Hamilton Street as allowed for in Section 11.26(c)(3)(c)(5) of the special 
use requirements of the Board of Adjustment section of the City of Eden Zoning 
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Ordinance.  Request submitted by Shaniqua Woods.  SPECIAL USE CASE:  SU-
20-01. 

 
Kelly Stultz read the Staff Report into the record which included a recommendation that 
the Special Use Permit be approved. 
 
The Applicant, Shaniqua Woods, summarized her application and how the dog grooming 
business would be operated. 
 
Charles Johnson made a motion that the Special Use Permit be approved.  Cleveland 
Ellison seconded the motion and the motion passed unanimously. 
 
ITEMS FROM STAFF:  Kelly advised the Board members of the status of the UDO.  She 
explained that the text amendment would be heard by the City Council at the October 
council meeting and the map amendment would be heard by the City Council at the 
November council meeting. 
 
 
ITEMS FROM THE BOARD OF ADJUSTMENT: NONE 
 
 
ADJOURNMENT: 
 
There being no further business to come before the Board, a motion and a second was 
made for adjournment.  Motion carried unanimously. 
 
     Respectfully submitted, 
 
            
     Kelly K. Stultz, Administrative Assistant to 
ATTEST:    the Board of Adjustment 
 
 
      
William T. Flynt, Jr., Chairman    



PLANNING AND INSPECTIONS DEPARTMENT 
SPECIAL USE PERMIT REQUEST 

October 28, 2020 
 

CASE NUMBER:    SU-20-02 
 
REQUEST: Special Use Permit:  Solar Facility  
 
APPLICABLE REGULATIONS:  Section 11.26(c)(3)(c)(16) 
 
APPLICANT:     Edison Farm, LLC 
  
APPLICANT’S STATUS:   Developer/ Lease Holder 

 
PROPERTY INFORMATION 

 
LOCATION: 1085 E. Meadow Road 
 
PIN:      7090-06-29-7376 
             
ZONING:     I-1 and I-2 
 
ZONING HISTORY: The majority of the property was zoned I-2 at time of 

original zoning; the smaller portion fronting Meadow 
Road was rezoned to I-1 on August 15, 1978. 

 
GENERAL INFORMATION 

 
The subject property is located at 1085 E. Meadow Road.  The application submitted is complete and 
therefore  is eligible for consideration. 

 
FINDINGS OF FACT 

 
(a) That the use will not materially endanger the public health or safety if located where 

proposed and developed according to the plan as submitted; 
(b) That the use meets all required conditions and specifications; 
(c) That the use will not substantially injure the value of the adjoining or abutting properties, or 

that the use is a public necessity; 
(d) That the location and character of the use, if developed according to the plan as submitted, 

will be in harmony with the area in which it is to be located and in general conformity with 
the plan of development for Eden and its environs. 

 
STAFF ANALYSIS 

 
With respect to the findings of fact, staff provides the following analysis: 
 

(a) The applicant has submitted an application to operate a solar facility on this property. Staff is 
of the opinion that such use on the subject property would be in harmony with the 
surrounding neighborhood and would not be a danger to public health and safety in the area. 

 



(b) The use meets all required conditions and specifications:  
 

(1)  A site plan shall be approved by the Zoning Administrator, showing locations of all 
equipment and structures, landscaping and buffers, property lines, residential 
structures within 500 feet, required setbacks, and all adjacent property owners.  A 
minimum of 10 acres is required. 

 
Zoning Officer:  The site plan has been submitted and approved. 

 
(2)  Solar collectors shall be a minimum of 50 feet from all road right-of-ways and 50 feet 

from all property lines. No solar or other energy collectors or solar farm structures 
(including fencing) shall be located within 100 feet of any residential structure. 
 
Zoning Officer:  This condition has been met. 

 
(3)  A minimum eight-foot-high commercial grade fence shall be installed to prevent 

trespassers from entering the property. In addition, a vegetative buffer shall be 
installed along any roadway or adjacent to any residential use. 
 
Zoning Officer:  The applicant has agreed to this condition and staff will use 
enforcement techniques available to the City if this tenant of the permit is 
violated. 

 
(4)  The maximum height for any solar or other energy collectors and solar farm 

structures shall be 20 feet as measured from the grade at the base to the apex. 
 
Zoning Officer:  The applicant has agreed to this condition and staff will use 
enforcement techniques available to the City if this tenant of the permit is 
violated. 

 
(5)  Noise levels measured at the property lines shall not exceed 50 decibels when located 

adjacent to an existing residence or residential district. 
 
Zoning Officer:  The applicant has agreed to this condition and staff will use 
enforcement techniques available to the City if this tenant of the permit is 
violated. 

 
(6)  Prior to issuance of a special use permit, a fire protection and suppression plan shall 

be submitted to and approved by the City of Eden Fire Marshall and the Chief Codes 
Inspector. Fire response shall be provided by the City of Eden Fire Department. 
 
Zoning Officer:  Appropriate staff have reviewed the plan and have determined 
it to be sufficient. 

 
(7)  To the extent practical, all new power transmission lines to any building, structure or 

utility connection shall be located underground. Existing above ground utility lines 
shall be allowed to remain in their current location or connection to utility system. 
 
Zoning Officer:  The applicant has agreed to this condition and staff will use 
enforcement techniques available to the City if this tenant of the permit is 
violated. 



 
 
(8)  A decommissioning plan shall be submitted by the operator of the farm and the 

landowner (if different) and submitted with the special use permit application. The 
plan shall address the following: 

 
a. Defined conditions upon which decommissioning will be initiated, such as end of 

lease or cessation of operations. 
 
b. Removal of all equipment, conduits, structures, fencing, roads, and foundations. 
 
c. Restoration of property to its condition prior to development of the solar farm. 
 
d. Timeframe for completion of decommissioning activities, not to exceed one year. 
 
e. Description and copy of lease and any other agreement with landowner 

addressing the decommissioning. 
 
f. Name and address of person(s) or party responsible for decommissioning. 
 
g. Schedule for updating of decommissioning plan. 
 
h. A security bond between the developer and the City of Eden shall be a part of the 

decommissioning plan for the protection of the property owner and the 
community at large.   

 
Zoning Officer:  The applicant has submitted a decomissioning plan and if 
installed as proposed will meet the standards of the ordinance.   

 
(c) Staff is of the opinion that the use would not substantially injure the value of the adjoining or 

abutting properties. 
 

(d) Staff is of the opinion that the use would be in harmony with the surrounding area and in 
conformity with the general development plans for the area. 

 
STAFF CONCLUSION 

 
 
 
It will be incumbent upon the City of Eden Zoning Officer, the Chief Codes Inspector and the Fire 
Marshall to ensure that all requirements are met during construction and installation.  
 
Based upon the facts submitted and discovered at the time of this report, staff finds that sufficient facts 
are proven to recommend approval of the special use permit. Therefore, staff recommends approval of the 
special use permit.  
 
STAFF RECOMMENDATION:                     Approval of the Special Use Permit Request. 
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NOTES

1. EXISTING PROPERTY INFORMATION

RIVER BASIN:  ROANOKE RIVER BASIN

WATERSHED:  CLASS C

MINIMUM SETBACK REQUIREMENTS:

ZONING I1/ED

FRONT 50' (100' FROM RESIDENTIAL STRUCTURE)

SIDE 50' (100' FROM RESIDENTIAL STRUCTURE)

REAR 50' (100' FROM RESIDENTIAL STRUCTURE)

2. THE PURPOSE OF THIS PLAN IS FOR REVIEW AND APPROVAL BY THE CITY OF EDEN TO CONSTRUCT A SOLAR

ELECTRIC POWER PLANT. THE LOCATION OF PROPOSED IMPROVEMENTS, INCLUDING BUT NOT LIMITED TO: 

FENCING, SOLAR ARRAY RACKING, INVERTERS, OVERHEAD POLES & LINES, ETC., SHOWN IS APPROXIMATE AND

MAY BE SUBJECT TO MODIFICATION DUE TO SITE CONDITIONS, ADDITIONAL PERMITTING REQUIREMENTS

(NCDOT, NCDEQ, USACOE, ETC.), EQUIPMENT SPECIFICATIONS, AND/OR OTHER CONSTRAINTS. ANY REVISIONS

WILL BE SUBMITTED FOR STAFF APPROVAL PRIOR TO CONSTRUCTION TO VERIFY COMPLIANCE WITH ZONING

REQUIREMENTS AND CONDITIONS AS APPROVED.

3. TOPOGRAPHIC DATA & EXISTING IMPROVEMENTS SHOWN ON THIS PLAN IS PER NCDOT LIDAR TOPOGRAPHY,

ROCKINGHAM COUNTY GIS AND AERIAL IMAGERY.

4. WATERS OF THE US SHOWN PER REPORT BY PILOT ENVIRONMENTAL INC. DATED FEBRUARY 1ST, 2019.

FEATURES WERE FIELD VERIFIED BY THE USACE AND NCDEQ-DWR.

5. THE PROPERTY SHOWN HEREON DOES CONTAIN SPECIAL FLOOD HAZARD AREAS (SFHAS) SUBJECT TO

INUNDATION BY THE 1% ANNUAL CHANCE FLOOD (I.E. 100-YR. EVENT) PER FEMA FIRM MAP PANEL NO.

3711709000J EFFECTIVE DATE JULY 3, 2007. HOWEVER, THE DEVELOPMENT DOES NOT ENCROACH INTO THE

SFHAS.

6. ALL RIGHT-OF-WAYS ARE PUBLIC, UNLESS NOTED OTHERWISE.

7. UTILITY LINES AND SERVICES SHOWN HEREON ARE APPROXIMATE PER AERIAL PHOTOGRAPHY OR AS

REPORTED BY VARIOUS RESPONSIBLE PARTIES. LOCATION OF UNDERGROUND UTILITIES ARE APPROXIMATE

AND MUST BE FIELD VERIFIED. CALL NC ONE CALL CENTER BEFORE DIGGING AT 811.

8. COPIES OF ALL PERMITS AND APPROVED PLANS MUST BE KEPT ON-SITE IN A PERMIT BOX THAT IS

CONSPICUOUSLY LOCATED AND EASILY ACCESSIBLE DURING CONSTRUCTION.

9. A SEDIMENT AND EROSION CONTROL PLAN WILL BE APPROVED BY NCDEQ-LQS PRIOR TO BEGINNING

CONSTRUCTION.

10. A DRIVEWAY PERMIT WILL BE APPROVED BY NCDOT PRIOR TO BEGINNING CONSTRUCTION.

10. ALL AREAS DESIGNATED AS TEMPORARY CONSTRUCTION STAGING AREAS WILL BE IMPROVED TO ALLOW

ALL-WEATHER ACCESSIBILITY FOR MATERIAL DELIVERIES AND EMPLOYEE ACCESS.  FOLLOWING

CONSTRUCTION, THESE AREAS WILL BE REMOVED AND RESTORED PER THE APPROVED STORMWATER

MANAGEMENT PLAN REQUIREMENTS.

11. PROPOSED 24' ACCESS GATE (TWO 12' SECTIONS) IS 8' TALL CHAIN LINK WITH 3 STRANDS OF BARBED WIRE.

GATE WILL BE LOCKED WITH STANDARD KEYED OR COMBINATION LOCK. EMERGENCY PERSONNEL (AS

DESIGNATED BY ROCKINGHAM COUNTY WILL BE PROVIDED A KEY OR COMBINATION FOR ACCESS.

12. NO LIGHTING IS PROPOSED FOR THIS SITE.

13. ALUMINUM SIGNS ("DANGER - HIGH VOLTAGE" AND "DANGER - NO TRESPASSING") MEASURING 14" X 10" IN SIZE,

WILL BE PLACED ON PERMANENT SECURITY FENCING, ALTERNATING EVERY 100' AROUND THE ARRAY.

14. SYSTEMS, EQUIPMENT AND STRUCTURES WILL NOT EXCEED TWENTY (20) FEET IN HEIGHT WHEN GROUND

MOUNTED.  EXCLUDED FROM THIS HEIGHT REQUIREMENT, HOWEVER, ARE OVERHEAD ELECTRIC DISTRIBUTION

LINES AND UTILITY POLES.

15. NOISE LEVELS MEASURED AT THE PROPERTY LINES SHALL NOT EXCEED 50 DECIBLES WHEN LOCATED

ADJACENT TO AN EXISTING RESIDENCE OR RESIDENTIAL DISTRICT.

PIN OWNER DB/PG ZONING

PARCEL

ACREAGE

LEASED

ACREAGE

LAND USE

709006297376 ACADEMY FARMS AND LAND LLC 1500 / 0150 I1/ED 86.54 12.44 VACANT

TOTAL ACREAGE 86.54 12.44
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NOTES

1. EXISTING PROPERTY INFORMATION

RIVER BASIN:  ROANOKE RIVER BASIN

WATERSHED:  CLASS C

MINIMUM SETBACK REQUIREMENTS:

ZONING I1/ED

FRONT 50' (100' FROM RESIDENTIAL STRUCTURE)

SIDE 50' (100' FROM RESIDENTIAL STRUCTURE)

REAR 50' (100' FROM RESIDENTIAL STRUCTURE)

2. THE PURPOSE OF THIS PLAN IS FOR REVIEW AND APPROVAL BY THE CITY OF EDEN TO CONSTRUCT A SOLAR

ELECTRIC POWER PLANT. THE LOCATION OF PROPOSED IMPROVEMENTS, INCLUDING BUT NOT LIMITED TO: 

FENCING, SOLAR ARRAY RACKING, INVERTERS, OVERHEAD POLES & LINES, ETC., SHOWN IS APPROXIMATE AND

MAY BE SUBJECT TO MODIFICATION DUE TO SITE CONDITIONS, ADDITIONAL PERMITTING REQUIREMENTS

(NCDOT, NCDEQ, USACOE, ETC.), EQUIPMENT SPECIFICATIONS, AND/OR OTHER CONSTRAINTS. ANY REVISIONS

WILL BE SUBMITTED FOR STAFF APPROVAL PRIOR TO CONSTRUCTION TO VERIFY COMPLIANCE WITH ZONING

REQUIREMENTS AND CONDITIONS AS APPROVED.

3. TOPOGRAPHIC DATA & EXISTING IMPROVEMENTS SHOWN ON THIS PLAN IS PER NCDOT LIDAR TOPOGRAPHY,

ROCKINGHAM COUNTY GIS AND AERIAL IMAGERY.

4. WATERS OF THE US SHOWN PER REPORT BY PILOT ENVIRONMENTAL INC. DATED FEBRUARY 1ST, 2019.

FEATURES WERE FIELD VERIFIED BY THE USACE AND NCDEQ-DWR.

5. THE PROPERTY SHOWN HEREON DOES CONTAIN SPECIAL FLOOD HAZARD AREAS (SFHAS) SUBJECT TO

INUNDATION BY THE 1% ANNUAL CHANCE FLOOD (I.E. 100-YR. EVENT) PER FEMA FIRM MAP PANEL NO.

3711709000J EFFECTIVE DATE JULY 3, 2007. HOWEVER, THE DEVELOPMENT DOES NOT ENCROACH INTO THE

SFHAS.

6. ALL RIGHT-OF-WAYS ARE PUBLIC, UNLESS NOTED OTHERWISE.

7. UTILITY LINES AND SERVICES SHOWN HEREON ARE APPROXIMATE PER AERIAL PHOTOGRAPHY OR AS

REPORTED BY VARIOUS RESPONSIBLE PARTIES. LOCATION OF UNDERGROUND UTILITIES ARE APPROXIMATE

AND MUST BE FIELD VERIFIED. CALL NC ONE CALL CENTER BEFORE DIGGING AT 811.

8. COPIES OF ALL PERMITS AND APPROVED PLANS MUST BE KEPT ON-SITE IN A PERMIT BOX THAT IS

CONSPICUOUSLY LOCATED AND EASILY ACCESSIBLE DURING CONSTRUCTION.

9. A SEDIMENT AND EROSION CONTROL PLAN WILL BE APPROVED BY NCDEQ-LQS PRIOR TO BEGINNING

CONSTRUCTION.

10. A DRIVEWAY PERMIT WILL BE APPROVED BY NCDOT PRIOR TO BEGINNING CONSTRUCTION.

10. ALL AREAS DESIGNATED AS TEMPORARY CONSTRUCTION STAGING AREAS WILL BE IMPROVED TO ALLOW

ALL-WEATHER ACCESSIBILITY FOR MATERIAL DELIVERIES AND EMPLOYEE ACCESS.  FOLLOWING

CONSTRUCTION, THESE AREAS WILL BE REMOVED AND RESTORED PER THE APPROVED STORMWATER

MANAGEMENT PLAN REQUIREMENTS.

11. PROPOSED 24' ACCESS GATE (TWO 12' SECTIONS) IS 8' TALL CHAIN LINK WITH 3 STRANDS OF BARBED WIRE.

GATE WILL BE LOCKED WITH STANDARD KEYED OR COMBINATION LOCK. EMERGENCY PERSONNEL (AS

DESIGNATED BY ROCKINGHAM COUNTY WILL BE PROVIDED A KEY OR COMBINATION FOR ACCESS.

12. NO LIGHTING IS PROPOSED FOR THIS SITE.

13. ALUMINUM SIGNS ("DANGER - HIGH VOLTAGE" AND "DANGER - NO TRESPASSING") MEASURING 14" X 10" IN SIZE,

WILL BE PLACED ON PERMANENT SECURITY FENCING, ALTERNATING EVERY 100' AROUND THE ARRAY.

14. SYSTEMS, EQUIPMENT AND STRUCTURES WILL NOT EXCEED TWENTY (20) FEET IN HEIGHT WHEN GROUND

MOUNTED.  EXCLUDED FROM THIS HEIGHT REQUIREMENT, HOWEVER, ARE OVERHEAD ELECTRIC DISTRIBUTION

LINES AND UTILITY POLES.

15. NOISE LEVELS MEASURED AT THE PROPERTY LINES SHALL NOT EXCEED 50 DECIBLES WHEN LOCATED

ADJACENT TO AN EXISTING RESIDENCE OR RESIDENTIAL DISTRICT.

PIN OWNER DB/PG ZONING

PARCEL

ACREAGE

LEASED

ACREAGE

LAND USE

709006297376 ACADEMY FARMS AND LAND LLC 1500 / 0150 I1/ED 86.54 12.44 VACANT

TOTAL ACREAGE 86.54 12.44
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