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five (5) minutes. For items not listed on the Agenda, please see “Items From the
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All actions of the Solano County Planning Commission can be appealed to the Board
of Supervisors in writing within 10 days of the decision to be appealed. The fee for
appeal is $150.
Any person wishing to review the application(s) and accompanying information may do
so at the Solano County Department of Resource Management, Planning Division, 675
Texas Street, Suite 5500, Fairfield, CA. Non-confidential materials related to an item
on this Agenda submitted to the Commission after distribution of the agenda packet
are available for public inspection during normal business hours and on our website at
www.solanocounty.com under Departments, Resource Management, Boards and
Commissions.
The County of Solano does not discriminate against persons with disabilities and is an
accessible facility. If you wish to attend this meeting and you will require assistance in
order to participate, please contact Kristine Letterman, Department of Resource
Management at (707) 784-6765 at least 24 hours in advance of the event to make
reasonable arrangements to ensure accessibility to this meeting.
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November 19, 2015 PC minutes
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ITEMS FROM THE PUBLIC:
This is your opportunity to address the Commission on a matter not heard on the
Agenda, but it must be within the subject matter jurisdiction of the Commission. Please
submit a Speaker Card before the first speaker is called and limit your comments to five
minutes. Items from the public will be taken under consideration without discussion by
the Commission and may be referred to staff.

REGULAR CALENDAR
4

PC 15-038

Minor Revision No. 2 to Use Permit No. U-90-29 and Marsh
Development Permit No. MD-90-05 of Solano Land Trust to allow
habitat restoration, facility improvements and site utilization for Rush
Ranch located at 3521 Grizzly Island Road, Suisun City, in an
“A-SM-160” Suisun Marsh Agricultural and “MP” Marsh Protection
Zoning District, APN’s: 0046-140-040, 050, 060, 070; 0046-150-010,
030; 0046-160-080. The Planning Commission will also be considering
adoption of a Mitigated Negative Declaration of Environmental Impact
as recommended by the Solano County Department of Resource
Management. (Project Planner: Nedzlene Ferrario)
Attachments:

5

PC 15-037

A - PC Memo

Conduct a public hearing and adopt a resolution approving Use Permit
Application No. U-15-08 (SolAgra Demonstration Research Project) to
allow an agricultural research facility to conduct research regarding the
feasibility of growing crops beneath solar arrays, in the A-80 zoning
district and adopt a Negative Declaration for the project. (Project
Planner: Nedzlene Ferrario)
Attachments:

A - Project Location
B - SolAgra Agricultural Research & Demonstration Project Letter
C - Site Plan Elevations
D - Initial Study Negative Declaration Part 1
D - Initial Study Negative Declaration Part 2
E - Draft Resolution

ANNOUNCEMENTS AND REPORTS
ADJOURN
To the Planning Commission meeting of January 7, 2016 at 7:00 P.M., Board
Chambers, 675 Texas Street, Fairfield, CA
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MINUTES OF THE
SOLANO COUNTY PLANNING COMMISSION
Meeting of September 17, 2015
The regular meeting of the Solano County Planning Commission was called to
order at 7:00 p.m. in the Board of Supervisors' Chambers, Fairfield, California.
PRESENT:

Commissioners Cayler, Hollingsworth, Castellblanch,
and Chairperson Rhoads-Poston

EXCUSED:

Commissioner Walker

STAFF PRESENT:

Mike Yankovich, Planning Program Manager; Jim
Leland, Principal Planner; Jim Laughlin, Deputy
County Counsel; Matt Tuggle, Engineering Manager,
and Kristine Letterman, Planning Commission Clerk

Approval of the Agenda
The Agenda was approved with no additions or deletions.
1. The Minutes of the regular meeting of September 3, 2015 were approved as prepared.
Items from the Public:
There was no one from the public wishing to speak.
2. PUBLIC HEARING to consider the Woodcreek66 project which would permit 66 residential
lots on 33 acres of land southwest of the intersection of Rockville Road and Suisun Valley
Road. The project includes consideration of a Final Environmental Impact Report, a Rezoning
Petition (Z-11-01) to rezone 33 acres from R-TC-1AC to R-TC-10, with a Policy Plan Overlay
District (PP-11-01) and a 66 lot Major Subdivision Application (No. S-11-01) (Project Planner:
Jim Leland)
Chairperson Rhoads-Poston announced that the applicant has submitted a request asking that
this matter be continued to the next regularly scheduled meeting. The applicant indicated that
due to circumstances beyond their control, some of their design team members were not
available to attend tonight’s meeting. Ms. Rhoads-Poston noted that the meeting will proceed
with staff providing a brief summary of the project, public testimony will be taken and then the
commission will vote to continue the matter.
Jim Leland introduced the item and gave a brief presentation of the written staff report.
Woodcreek Homes has filed applications to allow the development of 66 homes on 33 acres
southwest of the intersection of Rockville Road and Suisun Valley Road. The proposal in front of
the commission includes the following entitlement requests: 1) An Environmental Impact Report,
2) A Rezoning and Policy Plan Overlay, and 3) A Tentative Subdivision Map.
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The report states that the project, at two dwelling units per acre, is consistent with the Solano
County General Plan Land Use Element which designates this neighborhood as Traditional
Community – Residential with a density range of 1-4 dwelling units per acre. The project is
served by public streets and public water and sanitary sewer services. It will be subject to
design review for the residential architecture as well as the public landscape and hardscape
areas and features. Residential design standards are included in the policy plan overlay. A
financing district will be formed to finance the maintenance and replacement of public streets,
sidewalks, public landscaping, and sanitary sewer and stormwater drainage facilities.
A Final Environmental Impact Report has been prepared for the proposed project which
identifies potentially significant environmental impacts which have been mitigated to less than
significant, as well as potentially significant impacts which cannot be mitigated to less than
significant. The project has been reviewed by the county as well as affected outside agencies.
Each of those agencies has submitted their requirements for the development of the property.
The proposed conditions of approval for the tentative map address each of those requirements
and are included in the staff report.
Chairperson Rhoads-Poston opened the public hearing.
Linda Ellis, 4151 Oakwood Drive, Fairfield, said that as a resident of Oakwood Drive she
objected to the proposal. She said that the view from their residence will be compromised by the
proposal for the construction of a brick wall. Ms. Ellis said that she felt there is a better way to
make a project that fits with the community. She opposed the rezoning and did not believe the
proposed project fits within the intent of the general plan.
Jerry Moore, 4129 Oakwood Drive, Fairfield, stated that he opposes the project. He noted that
the initial proposal was for 33 homes but now has been increased to 66 homes. He felt this was
retaliation on the developer’s part due to previous neighborhood opposition to the project. He
said that 66 homes is too many for the area and that Oakwood Drive would not benefit in any
way from this development and the project will have environmental impacts.
David Martin, 4064 Suisun Valley Road, Fairfield, voiced his concerns with regard to public
safety. He said that there will be increased residential traffic to and from the development as
well as contributing elements from the nearby college, travelers to Lake Berryessa, agricultural
activities, and visitors to the area. The traffic back up could potentially extend to Rockville
Corners commercial area. Mr. Martin also noted that approximately 200 yards to the south on
Suisun Valley Road is a housing project that is currently being built by the city which will
produce additional traffic. He said the increase in foot and bicycle traffic makes this an
enormous safety issue. Mr. Martin suggested that the developer widen Suisun Valley Road to 3
lanes with a middle turn lane. He noted that when his home was built 34 years ago they were
required to contribute monies to the county capital improvements fund for future improvements
to Suisun Valley Road and he assumed that other developments along the road had to do the
same. He said to ignore an immediate future safety and traffic problem with a patch job is not a
solution to the problem, it is not wise or cost effective nor is it safe, especially to the local
residents. Mr. Martin proposed that the commission deny the rezoning of the project as
presented and that the property should remain at 1 acre per unit, otherwise the widening of
Suisun Valley Road from the community college to Rockville Corners should be included in the
project.
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Meredith McKown, 4143 Oakwood Drive, Fairfield, stated that in the Final EIR while it offers
many mitigation strategies for most concerns, it glosses over the groundwater concerns. She
referred to page 38 saying that the reduction of water to the aquifer due to the housing project is
both significant and unavoidable. It completely ignores the fact that all homes along Oakwood
Drive rely upon well water. Ms. McKown stated that they do not have other water options
available and being that this is the 4th year of a record breaking drought this development further
threatens their water source. Ms. McKown said that she opposes the rezoning because 66
homes will not sustain the rural character of the community. She stated that she could support
the continuation of the 1 acre zoning currently in place. She asked the commission to vote
against rezoning the property and ask the developers to address the groundwater concerns
before moving forward.
John Martin, 354 Zachary Drive, Vacaville, stated that he became aware of this project through
various agencies. He said that it is disappointing that this could reach the level where the
commission is considering it and that someone needs to protect the rights of the people who
whom have chosen a place to live and raise their families away from city living. It should not be
all about the people who have a vision of making more money for a piece of land. Mr. Martin
asked that the commission vote no and keep the property at the 1 acre minimum.
John Nelson, 68 Willotta Drive, Fairfield, stated that it does not seem to make sense for a
housing development of this size in this area. He said that some years back Solano County had
talked about wanting to attract visitors by creating small hubs such as the Iwama Market which
sits across from Willotta Drive. He said by placing 66 homes in the area would be the beginning
of the destruction of that idea. Mr. Nelson said the valley should be treated like the jewel that it
is and in keeping with the agricultural nature.
Larry Welch, 2266 Rockville Road, Fairfield, spoke in opposition to the project. He said that this
development project will destroy the jewel that is the valley.
Roy Pearson, 4167 Oakwood Drive, Fairfield, spoke to the inevitable increase in traffic. He said
this is a terrible project and the increase from 33 to 66 homes is retribution by the developer
because he chose to rally for an entrance on Rockville Road at the time the EIR was before the
commission. He said that this is a rural community and should remain that way. He said the
proposed sound wall will be unsightly and the developer is not doing anything to benefit the
residents who reside on Oakwood Drive, Suisun Valley Road or Rockville Road.
Art Denio, 2458 Rockville Road, Fairfield, stated that he supports keeping Rockville rural. He
said that he bought his property with family in mind and enjoys the rural environment and the
wildlife that roams the area. He noted that this project is close to Rockville Park and there are
many cyclists who ride in the area and the increased traffic can become a safety issue. Mr.
Denio spoke about the culvert on his property. He said that when it rains water drains from the
hill across Rockville Road where it becomes a swampy mess which attracts mosquitos and
frogs and other wildlife that are not healthy. Mr. Denio said that in reading through the summary
of the report he realized that there are some serious mitigation issues with regard to water and
drainage and the threat to groundwater is an important concern.
Robert Valdez, 248 Plantation Way, Vacaville, spoke about loss of cultural resources and
possible and potential significant loss of wildlife within and outside the project area. He stated
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that he is concerned with the potential impacts on habitat. He said this area contains significant
Native American burial sites and the county is losing this resource because of all of the
cumulative development. Mr. Valdez said that the community will endure a tremendous loss if
this project is approved. He said the corridors need to be kept open for bird and wildlife species.
Trudy Weins, 4121 Oakwood Drive, Fairfield, spoke to her past experience with construction in
the area and how she was negatively impacted. She voiced her concerns regarding potential
impacts to groundwater, drainage, and sewer. She felt that the rural nature of the area should
be maintained. Ms. Weins commented on the aesthetics of the proposed brick wall saying that it
would be unsightly. She said that this area is home to Native American burial grounds and that it
is disrespectful to disrupt that. Ms. Weins said that there are other locations that are better
suited for this development.
Teri Luchini, 2140 Rockville Road, Fairfield, stated that she has a working knowledge and
understanding of the local watershed, wildlife and public usage at Rockville Park. She
commented that late in the season the project site is still inundated with standing water and it
remains until midsummer. She said the 10 acre meadow next to Mr. Pearson’s residence is not
passible until June or July, and there is already an existing problem with flooding on Mr.
Pearson’s property. The overreaching concern with the water is if the project is actually
constructed what will happen to the water table in that area. Ms. Luchini stated that the area
residents are dependent upon wells and it is a huge concern. She said the cliffs above the
project site are nesting habitat for various birds of prey and the light pollution from the proposed
project site will be a significant impact to those animals. She said other small mammals and
predators are dependent on those corridors as well as the open areas for rearing and feeding,
so the meadow has habitat value and the loss of that meadow would be a significant impact to
local wildlife. She said that traffic is also a huge concern. The entrance/exit onto Rockville Road
has blind corners on both sides. The amount of traffic and cyclists that utilize that road is
significant. The speed limit is exceeded significantly by motorists that are coming from Green
Valley using Rockville Road to travel into town or over to Suisun Valley Road. Ms. Luchini asked
the commission to make the right decision and not allow the development to occur as it is
currently being proposed.
A motion was made by Commissioner Cayler and Seconded by Commissioner Hollingsworth to
continue this matter to October 1, 2015. The motion passed unanimously.
3. ANNOUNCEMENTS and REPORTS
Mike Yankovich welcomed Ramon Castellblanch to the Planning Commission who will be
representing District 2.
4. Since there was no further business, the meeting was adjourned.
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MINUTES OF THE
SOLANO COUNTY PLANNING COMMISSION
Meeting of November 5, 2015
The regular meeting of the Solano County Planning Commission was called to
order at 7:00 p.m. in the Board of Supervisors' Chambers, Fairfield, California.
PRESENT:

Commissioners Cayler, Walker and Chairperson
Rhoads-Poston

EXCUSED:

Commissioners Hollingsworth and Castellblanch

STAFF PRESENT:

Mike Yankovich, Planning Program Manager; Eric
Wilberg, Associate Planner; Jim Laughlin, Deputy
County Counsel; and Kristine Letterman, Planning
Commission Clerk

Approval of the Agenda
The Agenda was approved with no additions or deletions.
The Minutes of the regular meeting of September 17, 2015 were carried over to the next
regular meeting to allow for a majority of those in attendance at that meeting to vote on their
approval. The minutes of October 1, 2015 were approved as prepared.
Items from the Public:
There was no one from the public wishing to speak.
1. PUBLIC HEARING to consider Lot Line Adjustment Application No. LLA-15-06 and Certificate
of Compliance No. CC-15-09 of Eric Ian Anderson for an adjustment of property located at
5966 Birds Landing Road, Birds Landing, in an “A-160” Exclusive Agricultural Zoning District,
APN’s: 0090-070-310; 0090-090-350. Lot line adjustments are ministerial projects, and
therefore are not held to the provisions and requirements of CEQA per CEQA Section 21080
(b)(1). (Project Planner: Eric Wilberg)
Eric Wilberg provided a brief presentation of staff’s written report. The applicant proposes to
reconfigure interior property lines between two adjacent parcels under common ownership. The
purpose of the adjustment is to facilitate the transfer of proposed parcel A. The two parcels are
zoned Exclusive Agriculture ‘A-160’. In addition, the parcels are entered into an active
Williamson Act Contract, therefore requiring action to be taken by the Planning Commission.
The report indicated that the project is consistent with the General Plan and Zoning, Subdivision
Ordinance, and the Uniform Rules and Procedures Governing Agricultural Preserves and Land
Conservation Contracts. Staff recommended approval of the project.
Commissioner Walker commented that in his time on the commission in hearing these
ministerial type applications the commission has never received public opposition to, or had
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reason to recommend denial of these projects. He said that he understands they come before
the commission due to their Williamson Act status and he inquired if there is a possibility at
some point in the future the Board of Supervisors could consider making these a Zoning
Administrator level approval to save the applicant’s time.
Mike Yankovich stated that it is a good possibility and is something the commission could direct
staff to pursue. He said that periodically staff will recommend to the Board of Supervisors a
number of changes with regard to zoning code amendments and could suggest an amendment
to the procedures for Williamson Act contracts.
Charles Capp, engineer for the project, spoke on behalf of the applicant. He stated that he
prepared the application for the property owner and has worked with county staff in developing
the project information. Mr. Capp stated that the applicant is in agreement with the conditions of
approval as listed in the report.
Chairperson Rhoads-Poston opened the public hearing. Since there were no speakers either for
or against this matter, the public hearing was closed.
A motion was made by Commissioner Walker and seconded by Commissioner Cayler to
approve Lot Line Adjustment Application No. LLA-15-06 subject to the recommended conditions
of approval. The motion passed unanimously. (Resolution No. 4630)
2. Use Permit Application No. U-14-01 of Venoco, Inc. (Hunters Point) to drill three exploratory
natural gas wells over a three year period and, if successful, install the required production
equipment including a 5.8 mile natural gas pipeline. The property is located approximately 5.0
miles northwest of the proposed well site at the southeast corner of the intersection of
Chadbourne Road and Cordelia Road, Fairfield, APN’s: 0046-080-030; 0046-060-140, 030, 060;
0046-010-110, 120, 160. The Planning Commission will also be considering adoption of a
Mitigated Negative Declaration of Environmental Impact as recommended by the Solano County
Department of Resource Management. (Project Planner: Eric Wilberg)
Eric Wilberg reviewed staff’s written report. The applicant proposes to construct the Hunter’s
Point well site and drill three exploratory natural gas wells from the site over a three year period.
If economical quantities of natural gas are discovered production facilities would be installed. A
new natural gas pipeline would then be constructed to connect the Hunter’s Point site to an
existing gas pipeline located at the southeast corner of the intersection of Chadbourne Road
and Cordelia Road in the City of Fairfield. The pipeline alignment generally runs in a south-north
direction travelling from the well site to the tie in location near the Fairfield Wastewater
Treatment Facility. An initial study was completed which resulted in the preparation of a
mitigated negative declaration that was circulated for a thirty day public review period ending
June 9, 2015. The report indicates that the project is consistent with zoning, the policies and
regulations contained in the Suisun Marsh Local Protection Program and Williamson Act
policies. Staff recommended approval of the project.
Commissioner Walker referred to the missive from the California State Lands Commission
(CSLC) and their input with regard to a mitigation monitoring program and reference to a final
mitigated negative declaration. Mr. Wilberg explained that there is no preparation of a final
mitigated negative declaration, if the commission adopts the negative declaration tonight that
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would become the final document. Mr. Wilberg noted that the majority of the CSLC’s comments
were administrative. He said that at the request of the CSLC the county has incorporated
language into the conditions of approval that a qualified biologist per the California State
Department of Fish and Wildlife shall be utilized.
In response to Commissioner Walker’s inquiry about the issue of bats, the applicant, Tom Clark,
stated that CSLC withdrew their recommendations under the fact that the jurisdictional issues
they had brought up in the past are no longer pertinent. He said that CSLC declined any further
comment on their recommendations. Mr. Clark stated that this project was previously approved
in 2012 and no comments with regard to this issue were received from the CSLC. Venoco
believes that this project is a duplicate of what was previously proposed. The time period
expired because they were pursuing other environmental obligations and diligently pursuing the
purchase of the Lang Tule Ranch for the development of salt marsh harvest mouse restoration.
He said that they are finalizing that project with the Army Corps of Engineers. Mr. Clark stated
that they believe their obligations on the environmental issues have been met.
Commissioner Walker stated that he appreciated the efforts that Venoco has made to reduce
the impacts by combining the project activities onto one central parcel. Mr. Walker presented
several questions that the applicant proceeded to answer with regard to where the water for the
production phase will come from and its means of disposal, possible emittance of pollutants into
the area, and the decommissioning of an abandoned well site.
Since there was no one from the public wishing to speak, Chairperson Rhoads-Poston closed
the public hearing.
A motion was made by Commissioner Cayler and seconded by Commissioner Walker to adopt
the mitigated negative declaration and approve Use Permit Application No. U-14-01. The motion
passed unanimously. (Resolution No. 4631)
3. ANNOUNCEMENTS and REPORTS
There were no announcements and reports.
4. Since there was no further business, the meeting was adjourned.

3

Solano County

675 Texas Street
Fairfield, California 94533
www.solanocounty.com

Agenda Submittal
Agenda #:

3

Status:

PC Minutes

Type:

PC-Document

Department:

Planning Commission

File #:

PC 15-041

Contact:

Kristine Letterman

Agenda date:

12/3/2015

Final action:

Title:

November 19, 2015 PC minutes

Governing body:

Planning Commission

District:
Attachments:
Date

minutes
Ver.

Action By

Action

Result

MINUTES OF THE
SOLANO COUNTY PLANNING COMMISSION
Meeting of November 19, 2015
The regular meeting of the Solano County Planning Commission was called to
order at 7:00 p.m. in the Board of Supervisors' Chambers, Fairfield, California.
PRESENT:

Commissioners
Castellblanch

Walker,

Hollingsworth,

and

EXCUSED:

Commissioners Cayler and Rhoads-Poston

STAFF PRESENT:

Mike Yankovich, Planning Program Manager; Karen
Avery, Senior Planner; Jim Laughlin, Deputy County
Counsel;
and
Kristine
Letterman,
Planning
Commission Clerk

Approval of the Agenda
The Agenda was approved with no additions or deletions.
The Minutes of the regular meetings of September 17 and November 5, 2015 were deferred to
the next regular meeting to allow for the majority of those who were in attendance at those
meetings to be present to vote.
Items from the Public:
There was no one from the public wishing to speak.
1. PUBLIC HEARING to consider Lot Line Adjustment Application No. LLA-15-07 and Certificate
of Compliance No. CC-15-10 of Chiala Properties, LLC, for an adjustment of property lines
with the purpose of isolating an existing agricultural air strip on an 80 acre parcel. The parcels
included in the lot line adjustment are located near 6711 State Highway 113, 3 miles south of
the City of Dixon. APN’s: 0141-060-030 & 040 are located within an “A-40” Exclusive
Agricultural Zoning District and 0141-100-130 & 140 are located within an “A-80” Exclusive
Agricultural Zoning District. All of the parcels are under Williamson Act Contract No. 198. Lot
line adjustments are ministerial projects, and therefore are not held to the provisions and
requirements of CEQA per CEQA Section 21080 (b)(1). (Project Planner: Karen Avery)
Karen Avery gave a brief presentation of staff’s written report. The primary purpose of the lot
line adjustment is to reconfigure the boundaries of the parcels to isolate the agricultural air strip
into a separate parcel. The property owners recently identified three historic parcels within
APNs 0141-100-140/130 and 0141-060-040/030. The historic deed and patents have been
reviewed by both County Counsel and the acting County Surveyor and found to meet the
standards required for recognition by the County as legal, separate parcels. The applicant is
requesting that Solano County recognize and reconfigure the boundaries of these parcels. Staff
recommended approval of the project.
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Commissioner Castellblanch inquired about the property containing the air strip and wanted to
know if there were plans for some type of commercial development on that piece of land. Ms.
Avery noted that the existing airstrip has a use permit dating back to the early 1960’s and she
believed that a crop dusting business that has been operating out of there for years was still in
existence. Ms. Avery stated that the property is up for purchase and the current owner is looking
for someone to operate the airstrip and continue the agricultural use on the property.
Acting Chairman Walker opened the public hearing.
The applicant, Bill Chiala appeared before the commission. He stated that the new buyers of the
land did not want the portion of property that contains the air strip included in the purchase. Mr.
Chiala stated that the property with the airstrip will remain with the same owners and the use will
not change. He stated that Parcel 1 will remain in agriculture most likely in row crops.
Since there were no further speakers, the public hearing was closed.
A motion was made by Commissioner Hollingsworth and seconded by Commissioner
Castellblanch to approve Lot Line Adjustment Application No. LLA-15-07 subject to the
recommended conditions of approval. The motion passed unanimously. (Resolution No. 4632)
2. ANNOUNCEMENTS and REPORTS
There were no announcements or reports.
3. Since there was no further business, the meeting was adjourned.
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This item will be continued to the regular meeting of January 21, 2016.

Result

DEPARTMENT OF RESOURCE MANAGEMENT

TO:

Solano County Planning Commission

FROM:

Nedzlene Ferrario, Senior Planner

DATE:

December 3, 2015

SUBJECT: Rush Ranch Minor Revision No. 2 to Use Permit & Marsh Development Permit U90-29/MD-90-05
___________________________________________________________________________
The item will be continued to January 21, 2016.
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RECOMMENDATION:
1.

Determine that the Negative Declaration pursuant to the California Environmental Quality Act, is
adequate and complete.

2,

Adopt a resolution approving an agricultural research facility to conduct research regarding the
feasibility of growing crops beneath solar arrays, in the A-80 zoning district.

EXECUTIVE SUMMARY:
SolAgra proposes to conduct agricultural research regarding the feasibility and economic viability of growing
crops under solar arrays on Ryer Island. The electrical power production will be utilized on adjacent property
by Reclamation District 501.
ENVIRONMENTAL ANALYSIS:
A Negative Declaration was prepared for the project and circulated. Public comment period closed November
24, 2015. No potentially significant adverse environmental impacts were identified. The Initial Study/Negative
Declaration is attached to this report.
BACKGROUND:
A.

Prior approvals: The property is under active Williamson Act contract number 1165.
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B.
Applicant/Owner: SolAgra/Islands Inc.
C.
General Plan Land Use Designation/Zoning: Agriculture/Resource Conservation
Overlay/ A-80
D.
Existing Use: Vacant
E.
Adjacent Zoning and Uses:
North: Crop production
South: Crop production
East: Crop production
West: Pear orchard
ANALYSIS:
A.

Project Description:
Environmental setting: The property is located at the south side of Highway 220, approximately 350
feet east of Highway 84, on Ryer Island. On the west end of the property is a pear orchard. The
project site is flat, without trees and bare. Elkhorn Slough is located 1.27 miles east of the subject
parcel. Marshes, wetlands, vernal pools or riparian vegetation do not exist on the project site.
SolAgra, in collaboration with Dr. Heiner Lieth of UC Davis, proposes to conduct research on 9.47
acres regarding the feasibility of growing crops beneath solar arrays. The project components are as
follows:
·

1 MW photovoltaic arrays on 2.13 acres. The solar arrays will be mounted atop pilings with a
minimum 15-foot ground clearance, at a height sufficient to provide access to normal mechanized
farming equipment to tend the crops growing beneath the solar arrays. The electricity produced will
connect to an adjacent PG& E power pole located to the west, via a Net Energy Agreement to
power Reclamation District 501 pumps on the island.

·

4.70 acre agricultural control plots that will accommodate the growing of alfalfa, sorghum, tomatoes
and blueberries.

·

Twenty (20) parking stalls, two (2) - 12 foot x 40 foot temporary research office trailers and turning
areas on 2.64 acres.

Access to the site is off State Highway 220. Twenty (20) persons including employees are expected to
be on site. Potable well water is available onsite and portable toilets will be provided.
According to the applicant, SolAgra Farming is a method of farming that shares sunlight between
agricultural crops and solar arrays that are co-located on the same property. Using commercial
farming methods, traditional farm crops can be grown beneath solar arrays that are specifically
designed to minimize interference with modern farming methods, while also providing sunlight sharing
with the crops growing beneath and within the partial shade of the solar arrays. The sharing of sunlight
allows for the generation of electrical power and the cultivation of commercial farm commodities
simultaneously. The experiment’s design shall be coordinated with the Agricultural Advisory
Committee. Further detail regarding SolAgra’s research goals and methodology is attached.
B.

General Plan & Zoning Consistency: The property is designated Agriculture
with a Resource Conservation Overlay, and zoned Exclusive Agriculture 80 acre
minimum (A-80). An Agricultural Research Facility is a conditionally permitted
use in the A-80 zoning district. Research conducted on the site is related to
the feasibility of growing crops under solar arrays, is consistent with the
land use designation.
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The project is located within the Primary Zone of the Delta and is consistent with the Sacramento - San
Joaquin Delta Policies incorporated by reference in the General Plan.
C:
Williamson Act: The property is under active Williamson Act contract No. 1165.
The proposed facility requires crop production for both the test and control plot;
and therefore, compatible with Solano County’s Agricultural Preserve Guidelines.
D.

Development Standards:
Access and parking: Access to the site is off State Highway 220. The driveway width shall be 12-feet
wide with compacted class II aggregate base per Section 1-3.1 of the County Road Improvement
Standards. A Caltrans encroachment permit is required to connect to Highway 220. Twenty parking
(20) stalls for 20 employees and the parking lot shall be constructed in compliance with County
Building Code requirements.
Setbacks: The solar arrays are proposed to be setback 190 feet from the front property line and meet
the accessory structure setbacks in the A-80 zoning district.
Sewage disposal and water: The research facility is a temporary facility; therefore, chemical toilets will
be provided. Potable well water already exists on the property.
Site restoration: Section 28.78.20 (B) of the Solano County Code requires commercial solar facilities to
provide financial assurance that there will be funds available at the time of expiration or revocation of
the use permit to remove all facility related improvements from the site and to restore the site to its
preconstruction condition. Such assurance shall be provided prior to issuance of any grading or
building permit for the facility and may be in the form of a bond, letter of credit or other form acceptable
to the Director. Proof of financial assurances will be required to be submitted prior to issuance of a
building or grading permit. Reclamation of the site to its pre-project conditions will include regrading
and revegetation.
E.
Development Review Committee: The project was reviewed by the Development Review
Committee on May 7, 2015. Conditions of approval recommended by the Public Works, Building &
Safety Division and Environmental Health Division have been included.

VII.

FINDINGS:
1.

The establishment, maintenance, or operation of the proposed use is in conformity with
the County General Plan with regard to traffic circulations, population densities and
distribution, and other aspects of the General Plan.
The property is designated Agriculture with a Resource Conservation Overlay in the General
Plan, and zoned Exclusive Agriculture 80 acre minimum (A-80). Research conducted on the
site is related to the feasibility of growing crops under solar arrays and is consistent with the
land use designation. The project is located within the Primary Zone of the Delta and is
consistent with the Sacramento - San Joaquin Delta Policies incorporated by reference in the
General Plan.

2.

Adequate utilities, access roads, drainage and other necessary facilities
have been or are being provided.
The applicant has demonstrated that the adequate utilities, access road, drainage and other
necessary facilities have been or shall be provided.
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3.

The subject use will not, under the circumstances of the particular case, constitute a
nuisance or be detrimental to the health, safety, peace, morals, comfort or general
welfare of persons residing or working in or passing through the neighborhood of such
proposed use, or be detrimental or injurious to property and improvements in the
neighborhood or to the general welfare of the County.
This project, as conditioned, will not constitute a nuisance or be detrimental to the health,
safety, peace, morals, comfort or general welfare of persons residing or working in or passing
through the neighborhood of such proposed use or be detrimental or injurious to property and
improvements in the neighborhood or to the general welfare of the County.

4.

VIII.

A Public Draft Initial Study/Negative Declaration was prepared and
circulated by the Department of Resource Management. No potentially
significant adverse environmental impacts are likely to occur.
Implementation of standard County conditions of approval would prevent
the project from creating significant effects to the environment.

RECOMMENDED CONDITIONS OF APPROVAL:
1.

Approval is hereby granted to SolAgra to operate a demonstration and research project
regarding the economic viability of growing crops underneath solar arrays. SolAgra in collaboration
with Dr. Heiner Lieth of UC Davis, proposes to conduct research on 9.47 acres and the project
components are as follows:
·

1 MW photovoltaic arrays on 2.13 acres. The solar arrays will be mounted atop pilings
with a minimum 15-foot ground clearance, at a height sufficient to provide access to normal
mechanized farming equipment to tend the crops growing beneath the solar arrays. The
electricity produced will connect to an adjacent PG& E power pole located to the west, via a
Net Energy Agreement to power Reclamation District 501 pumps on the island.

·

4.70 acre agricultural control plots and growing of alfalfa, sorghum, tomatoes and
blueberries are proposed.

·

Twenty (20) parking stalls, two (2) - 12 foot x 40 foot temporary research office trailers
and turning areas on 2.64 acres.

The proposed use shall be established in accord with the application and plans for U-15-04,
submitted May 7, 2015, for SolAgra, drawn by Kjeldsen Sinnock Neudeck Civil Engineers and Land
Surveyors, and as approved by the Solano County Planning Commission.
2.

The use permit, approved on _____________, is granted for a fixed term of five (5) years and
shall expire on ________, 2020. The permittee shall submit a report, annually by June 30, to the
Department of Resource Management covering the science and economic analysis of the SolAgra
Demonstration Research Project. The report shall include scientific methods and results, along
with a discussion of methods used, recommendations for improvements in agricultural output and
electrical power production and, the net Farm Gate value for each crop.
The science and economic analysis of the research shall include peer review by persons of similar
qualifications or publication of results in “peer reviewed” journals.
The report shall be reviewed by the Agricultural Commissioner and Agricultural Advisory
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Committee, and presented to the Planning Commission on an annual basis.
3. Water rights and other mitigation rights associated with the project site remain with the property for the
term of the demonstration project.
4. The permittee shall remove all project facilities within 90 days of the end of the demonstration project.
Prior to the issuance of any grading or building permit for the facility, the permittee shall provide
financial assurance in the form of a bond, letter or credit or other form acceptable to the Director of
Resource Management equivalent to the cost of removal of the project facility and restoration of the
site to pre-project conditions. At such time the following procedures shall apply:
a.

All facilities shall be removed and unsalvageable material shall be disposed of at authorized
sites;

b.

The soft surface shall be restored to its pre-project condition;

c.

Reclamation procedures shall be based on-site-specific requirements and shall include
regrading and revegetation of all disturbed areas;

Building Division
5. Prior to any construction or improvements taking place, a building permit application shall first be
submitted as per Section 105 of the 2013 California Building Code or the latest edition of the codes
enforced at the time of building permit application. “Any owner or authorized agent who intends to
construct, enlarge, alter, repair, move, demolish, or change the occupancy of a building or structure, or
to erect, install, enlarge, alter, repair, remove, convert or replace any electrical, gas, mechanical or
plumbing system, the installation of which is regulated by this code, or to cause any such work to be
done, shall first make application to the building official and obtain the required permit.”
6. The project is located in a Flood Insurance Rate Map Zone A and the building(s) shall be raised a
minimum of one foot above the Base Flood Elevation and a Pre- and Post-elevation certificate shall be
provided to the Building & Safety Division for review and approval.
Public Works Engineering Division
7. The permittee shall obtain an encroachment permit from the State of California for the proposed
connection to State Highway 220; the encroachment shall be constructed to State of California
standards.
8. The permittee shall construct the proposed access driveway to Solano County Road improvement
standards, section 1-3.1. The driveway shall be constructed of 0.67 feet of compacted Class II
aggregate base. The width of the road shall be 12 feet, with 60 foot long by 8 foot wide turnouts every
300 feet (for roads over 300 feet long), plus 2 foot graded shoulders, and shall have an unobstructed
width of 20 feet.
9. The permittee shall apply for, secure and abide by the conditions of a grading permit for the proposed
access road and parking improvements.

ATTACHMENTS:
AProject Location Map
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BCDE-

SolAgra Agricultural Research & Demonstration Project Letter
Site Plan, Elevation
Environmental Document
Draft Resolution

PROJECT LOCATION

Subject site
Ryer Island

Rio Vista

926 Diablo Avenue
Suite A-180
Novato, CA 94947
S OL AR + AG RI CU L TU RE + E NE RG Y S T O R A GE

Tel: 415-892-6149
Fax: 415-898-3823
info@Sol-Agra.com

September 12, 2015

Mr. Mike Yankovich, Planning Director,
Ms. Nedzlene Ferrario, Senior Planner
Solano County Department of Resource Management
675 Texas Street, Suite 5500
Fairfield, CA 94533
SUBJ: SolAgra Agricultural Research & Solar Demonstration Project on Ryer Island
Dear Mr. Yankovich & Ms. Ferrario:
The SolAgra Agricultural Research & Solar Demonstration Project (“DRP”) proposed for Ryer
Island (near Rio Vista, California) is located on property that is owned by Islands, Inc. SolAgra
Corporation has a long-term lease with Right of First Offer to Purchase this land. The Proposed
Project is a ~1 MW photovoltaic electrical power generator that will meet the annual electrical
requirements of Reclamation District 501. It is paired with a full scale agricultural research
project to evaluate SolAgra Farming®.
SolAgra Farming is a method of farming that shares sunlight between agricultural crops
and solar arrays that are co-located on the same property. Using commercial farming
methods, traditional farm crops can be grown beneath solar arrays that are specifically
designed to minimize interference with modern farming methods, while also providing
sunlight sharing with the crops growing beneath and within the partial shade of the solar
arrays. The sharing of sunlight allows for the generation of electrical power and the
cultivation of commercial farm commodities simultaneously.
SolAgra Farming is a technology that goes beyond just the ability to control the sunlight on
growing crops, and to simultaneously generate electricity. Our plan contributes to higher levels
of efficiency in farming by giving the farmer options that are not currently available with
traditional farming methods. For example:
Electrical power generated on site can power pumping to obtain water from wells and adjacent
riparian water supplies or to lower high water tables that negatively impact agricultural
production. Cost effective pumping of water can drive state of the art, low-cost drip irrigation to
optimize farming in areas that have limited farming potential and to reduce the consumption of
irrigation water compared with current farming methods.
o Successful farming using solar double-cropping techniques is ongoing in North Carolina,
France, Italy, Israel and Japan. Japanese laws have recently been revised to support and
encourage the dual use of farmland to produce crops and electricity simultaneously.

o Reduction of water consumption has been proven by a similar project (generically
referred to as solar double-cropping) in France. Crops were grown beneath solar arrays
with a 14% to 29% reduction in agricultural water consumption.
o The design of the solar structure will support the use of typical large mechanical farm
equipment to plant, tend and harvest the crops.
With wide column spacing to support mechanized farming with traditional farm equipment, our
design has only 63 columns distributed over 2.15 acres. The total obstructed land area is less
than 30 square feet per acre.
The key issues raised by Solano County Supervisors regarding the DRP and the expansion of
the project into a commercial scale power plant:
o Positive proof that this project presents no Glare/Glint issues for Travis Air Force Base.
o Evidence that “solar double-cropping” will not negatively impact the Farmgate on
farmland.
GLARE/GLINT:
SolAgra has worked collaboratively with the command staff at Travis Air Force Base to
use SGHAT (Solar Glare Hazard Analysis Tool) that was developed by Sandia National
Laboratories for the FAA and DOD to determine whether PV solar projects have the
potential to reflect the sun’s Glare or Glint toward aircraft in critical approach corridors
to airports or toward airport control towers.
SolAgra has completed the SGHAT analysis for Travis Air Force Base and Rio Vista
Municipal Airport and verified a “NO GLARE” result. Our analysis has been
independently verified by the Command Staff of Travis AFB. Their results agree with
SolAgra’s results. SolAgra’s SGHAT results have been transmitted to Solano County
Planning. The Travis AFB Command Staff has also provided written confirmation of
their results to Solano County Planning and the Solano County Airport Land Use
Commission.
Crop Production in Partial Shade
The science and functionality of these concepts and techniques have been developed by SolAgra
in collaboration with UC Davis Plant Sciences Department’s Dr. Heiner Lieth. These techniques
were tested at the U.C. Davis Shade House on South Campus during 2014. It is clear that the
ratio of optimal sunlight sharing varies from crop to crop. For example, research indicates that
milo (sorghum) grows very efficiently with a higher degree of sunlight sharing (light restriction)
than alfalfa. This allows a science-based analysis to provide the correct level of sunlight to each
crop while still maximizing electrical power production.
These studies will be advanced in this Agricultural Research and Solar Demonstration Project by
growing a minimum of four different crops with differing sunlight sharing levels under the one
megawatt solar array.
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o We can control the sunlight sharing percentages by changing the sunlight thru-put on
specially designed and constructed solar panels, but also by varying the tracking angles of
the single-axis tracking solar arrays to adjust the percentage of sunlight directed on crops
at different times of day and throughout the growing season.
These results will allow us to select solar shading degrees and methods that will optimize the
growth potential for each crop.
FARMGATE:
Demonstration that Farmgate will be maintained during the production of solar power is a key
element to obtaining the approvals for expansion of the Ryer Island Solar Project to its full
design scale. “Farmgate” is defined as the average gross agricultural revenue that is
generated per acre on farmland.
o Islands, Inc., owners of 6,202 acres on Ryer Island has owned and farmed their land for
more than 60 years. Islands, Inc. has been reporting the crop yields to the Solano County
Ag Commissioner annually for many years. These reports include the crops grown, the
number of acres of each crop, and the gross revenue received for those crops.
o To determine the criteria for sustaining Farmgate, SolAgra will work collaboratively with
the Ag Commissioner’s office and the County’s Ag Advisory Committee to review those
reported results and develop the average gross revenue historically produced per acre on
Islands, Inc. owned property on Ryer Island.
This will provide additional information that will be incorporated into the larger solar power
plant on Ryer Island in future phases of the project. These future phases will employ knowledge
learned from the DRP for production agriculture beneath solar arrays, but will also continue the
research on other crops and crop varieties.
PROJECT GOALS
The DRP has two principle goals:
o Demonstrate that historic “farmgate” can be sustained while simultaneously producing
commercially significant electrical power on farmland.
o Conduct research to determine the optimization point (aka “the sweet spot”) between
generation of solar electrical energy and crop production for a variety of farm crops.
ANALYSIS OF RESULTS
To expand and continue the solar/ag research begun at U.C. Davis; it must be noted that the
ability to control sunlight on crops being grown beneath the solar arrays may enable SolAgra to
grow crops that produce a higher Dollar value per acre than other lower Dollar yielding crops
that may have been historically grown nearby.
The true test of sustaining Farmgate is whether the selection of crops grown beneath the
solar arrays provides a similar or higher gross Dollar yield per acre than the gross average
Dollar yield for crops historically grown by Islands, Inc. on Ryer Island.
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AGRICULTURAL ADVISORY COMMITTEE (“AAC”) RECOMMENDATIONS
We received the letter dated February 11, 2015, from the AAC to the Board of Supervisors. The
AAC’s bullet points in that letter are addressed below:
That project success be defined as being compatible with agriculture in maintaining 100% of net
Farm Gate Value, determined by using acceptable economic methodology.
SolAgra agrees but believes that gross Farm Gate Value is a more accurate benchmark, for the
reasons enumerated above. Recent discussions have confirmed that the AAC has agreed gross
Farm Gate Value is a better benchmark.
Another indicator of success is a confident prediction by an agricultural economist from a
reputable research institution that the area would still be in profitable agriculture through the
useful life of the solar panels ~30yrs
 That the experimental design and statistical analysis be scientifically rigorous.
 That a component of the research analyzes changes in soil flora, fauna and chemistry
under the panels as well as environmental impacts to the area around the site.
 That any predictive model for scaling up from pilot to utility size uses economic analyses
accounting for crop rotation, impacts to markets, feasibility studies, etc.
 That the experimental design be vetted by an independent agricultural expert(s) from a
reputable research institution.
SolAgra agrees. Each principle above is a hallmark of the scientific review and analysis that will
be included as a part of our DRP.
 Agricultural supervision of the project and follow up analysis of the results will be under
the auspices and direction of Dr. Heiner Lieth of U.C. Davis, Plant Sciences Department.
 An independent peer review of the results will be conducted by a review team selected by
the U.C. Davis Ag Department and reviewed and approved by Solano County Resource
Management.
 Alternatively, publication of results in an acceptable peer reviewed journal will be
acceptable in lieu of independent peer review.
A bond be posted so that at the end of the project’s useful life, arrangements can be secured for
returning the site to pre-project conditions.
Reclamation District 501 (Ryer Island) will purchase the electrical power produced by the
SolAgra DRP under a Power Purchase Agreement. The 1 MW power arrays provide the power
necessary to operate the District’s Agricultural Pump stations; therefore RD-501 intends to
maintain this facility as a renewable energy solution to power generation for agricultural support
services. The solar panels and mechanical & electrical elements on the steel frames will be
replaced over time with newer technology to continue to service RD-501’s demand. The 1 MW
array will be an accessory to their agricultural operations in much the same way as a storage barn
or other structure. Therefore it will not be removed.
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Future, large power generations phases on Ryer Island will be the subject of a Development
Agreement between Solano County and SolAgra. Provisions for bonding the removal of those
future structures after their useful life can be negotiated through that Development Agreement.
The county development fees compensate the county for the theoretical property tax increase
from the development.
Direct property taxes would be a violation of State Law under the Solar Exclusion of SB871
which extended the Solar Exclusion until January 1, 2025. Payments in lieu of taxes can be
negotiated within a Development Agreement for expansion of the project to full buildout, to
provide compensation for Local Agencies that currently benefit from property taxes on the
underlying property.
Approval of the pilot project does not imply or promise future approval of a larger scale project
regardless of results obtained.
As previously discussed with Resource Management, positive results of the DRP will lead to the
negotiation of a mutually beneficial Development Agreement between Solano County and
SolAgra that will hopefully permit the development and construction of the full-scale
solar/agriculture project at Ryer Island.
That the water rights and other mitigation rights remain with the property for the term of the
project.
SolAgra agrees.
FOLLOW UP QUESTIONS FROM SOLANO COUNTY STAFF
In a follow up meeting (to the August 12 meeting of the Solano County Agricultural Advisory
Committee) with you and County Agriculture Commissioner Jim Allan on August 24th, you
asked for expanded information on:
Description of how researchers will design cropping patterns to facilitate statistical analysis of
research results by both crop and solar shading type with crops grown in traditional fields.
In SolAgra Farming, the solar arrays are constructed with sufficient height and with wide column
spacing so that traditional mechanized farming methods, using conventional farm equipment, can
continue without interference, and so that sufficient sunlight passes through those solar arrays to
support farming of crops typically grown in the region.
Design:
This project will have both an agricultural research as well as a solar demonstration component.
o The demonstration will focus on showing approaches (shading percentages, shading
methods) that are already known to be feasible based on testing at the U.C. Davis Shade
House on South Campus over the last few years.
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o The PV solar technology will be configured as part of a utility-scale power production
system but not as the sole productive use of the land. Simultaneous with using solar
energy for electricity production, part of the light will be used by plants.
It is relevant to note that this hybrid system has various products and all will be regularly
sold so as to have a profitable enterprise. It is anticipated that all the electricity generated by
this initial solar array will be used productively, either to sell to RD-501 to power the pumps
which maintain Ryer Island as productive agricultural land, or for on-site uses.
o All this created value will be calculated to establish quantitatively how this hybrid
production compares with conventional agriculture that uses no PV.
It is the basis of this project that with the dual use of sunlight, there is an optimal balance of
sharing the light between the plants and power generation.
o It is also relevant that with electricity readily at hand, more intensive agriculture
becomes possible on the farm. Some of the electricity generated by the solar panels
will be available within the system, for pumping of drip irrigation, fertigation, etc.
o The project is designed to demonstrate the efficacy of the “marriage” between
traditional field agriculture and electrical power production.
For the DRP, each crop will be planted in approximately 1,000 foot long east-west rows that
are 80 feet wide (north-south). Approx. 290 feet of these rows will be grown beneath the
solar array.
o The remainder will extend to the east of the solar array as a scientific control area.
o Outside of the solar array structure the same rows of crops will continue on the land
to demonstrate the contrast to full-sun agricultural plant production of the same crops.
Differing levels of light restriction will occur beneath the solar array in North-South Light
Restriction Bands that are 80’ wide each. Portions of these rows will be partially covered
with photovoltaic solar panels in such a way that the shade treatments will be oriented northsouth. This allows the shadows cast to the plants below to move over the course of the day
due to the propagation of the sun. Various light control techniques will provide varying
percentages of light passing through to the crops growing beneath.
When crops are grown beneath the SolAgra solar arrays as part of the DRP, those crops will
be harvested, the produced quantities will be measured and recorded, and crop values will be
computed in exactly the same manner as other crops that are grown by Islands, Inc. in
adjacent and nearby fields on Ryer Island.
o The approximately 2.15 acres beneath the solar arrays will be divided into 48
Segments that are equal in size, shape and location to the solar array Segments that
are directly above it. Each Segment is 40’ North-South by 50’ East-West. Each crop
will have 12 Segments planted.
o Each of those Segments will be divided into 4 replicates that are 20’ x 25’. Four
different sun-sharing treatments will exist above the 48 replicates of each crop.
o Each light treatment will have 12 replicates beneath it.
o The adjacent Control Plots will grow in full sunlight and will have replicates divided
and evaluated in the same way as the crops growing beneath the solar arrays.
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It is relevant to note that the plants will perceive the shade cast by the solar array and will
respond to this accordingly. For each cropping system there is a particular part of the plant
that is harvested for economic gain. Some crops are harvested for the reproductive parts
(corn, soybeans, wheat, hops,…) while other crops are produced for stems (sugarcane) or
leaves (lettuce, spinach,…) while yet other plants are harvested for both stem and leaf as a
combined product (alfalfa, cabbage, chard, celery, etc.). As such, each set of rows of a
particular crop will be treated separately during the scientific analysis.
Experts will be engaged to assist in the design and growth of each crop. Each agricultural
crop has special methods that are used as “best management practices” in terms of field
preparation, planting, cultivation, irrigation, fertilization and production management. The
section of land to be used will have support pilings for the solar arrays installed and then the
land will be cultivated in preparation for the project prior to the winter. Solar PV technology
will then be installed on the previously installed pilings so that portions of each crop are
exposed to the variable shade generated by these tracking solar arrays.
In consultation with research scientists familiar with each crop, sample areas will be
designated and marked to allow hand-harvesting of such plots. Adequate numbers of sample
plots will be established to allow statistical analysis of the plant production. In addition to
hand-harvesting sample plots, the farmer will also harvest the field using conventional
mechanized equipment as a proof of principle. As such we will end up with crop
productivity data for each of the sample plots, giving us a way to use standard statistical
methods to identify statistically significant differences in the research studies. At the same
time we will have total productivity data from the demonstration as a whole.
Specific crops:
Four crops will be grown on a 10 acre plot by the professional farmer that has been farming
that land for decades.
o Hops – there have traditionally been extensive plantings of hops in Northern
California (e.g. along the American River in Sacramento and around Pleasanton).
Prior to the revolution in craft beer production much of this hops production
disappeared from California. In recent years, as many new craft beers have come on
the market, the demand for high-quality, specialty hops varieties has increased
dramatically with shortages causing substantial price increases so that today there is
good reason to grow hops in California. It is particularly relevant that the tall
structures that are part of the solar array system make it relatively inexpensive to set
up the normally expensive trellising system that is needed to grow hops. We view the
inclusion of hops in this trial as forward-thinking and highly innovative. Choosing
hops varieties that are known to grow well in high ambient temperatures and in partial
shade is compatible with the SolAgra sun-sharing techniques. Hops are perennials
that are initially planted in the spring when danger of frost is over. It following years
the plants regenerate from rhizomes existing in the ground. The plants are trained to
grow up a bine and cable network, growing vegetative for the early growth months,
and then generating many branches with flower cones. There are male and female
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plants. On hops farms only female plants are grown. It is very important that no male
flowers (pollen) be present to pollinate the female flowers because the hops oil
production in the female flower ceases when pollinated. During late summer the unpollinated female flowers are harvested, dried and packaged for sale to brewers. After
the harvest, the plants continue to grow. This causes the plants to send carbohydrates
into the remaining underground rhizomes. These are the organs that will be the basis
for a crop the next year; the more storage in the rhizomes, the better the production in
the following year.
o Tomatoes – in an informal trial with tomatoes at UCDavis it was seen that tomatoes
can produce quite well under partial shade. The focus here will be canning tomatoes,
since these have been successfully grown on Ryer Island for many years. During
2014, 232 Acres of tomatoes were grown on Ryer Island by a tenant farmer of
Islands, Inc.
o Alfalfa – is a very important agricultural plant in northern California as it provides
feed for large animals (horses, cows, etc.). It has a reputation of requiring significant
quantities of water to grow. The plants are grown in open fields. Several cuts are
made during each growing season. After each cut the alfalfa is baled and moved off
the field to allow the cut plants to regrow. There may be as many as 6 or more cuts
per growing season, each with a typically decreasing level of total biomass harvested.
It is not only the total biomass that is relevant. There is also a very important quality
component referred to as Total Digestible Nutrients (“TDN”). Softer stems (which
will likely be the result of partial shade) will enhance the quality of the alfalfa and
increase the TDN. Quality rather than quantity yields will lead to higher sale prices
which will better sustain farmgate. In 2014, 348 acres of Alfalfa were grown on Ryer
Island by Islands, Inc.
o Milo (Sorghum) – a grain crop that has become increasingly popular as a substitute
for corn. The crop was very successfully tested at the U.C. Davis Shade House on
South Campus during summer of 2014. It was one of the crops that grew
significantly better in a sun-sharing environment than in full sunlight. In 2014, 461
acres of Milo were grown on Ryer Island by Islands, Inc.
The research portion of the project will expand our knowledge about particular crops
growing in this system - testing both the known approaches as well as new proposed
approaches where the outcome is not currently known. These methods are all within the
limits of scientific research.
For example, we expect plants growing under sun-sharing will consume less water to
produce a defined quantity of harvested material. This has been documented in other solar
double-cropping research in France.
o A portion of our research will study how much water could be saved using SolAgra
Farming. Water supply to crops grown in northern California is completely under the
farmer’s control because we normally have little or no summer rain during the
growing season. Failure to irrigate results in no productivity. The amount of water
that the farmer applies depends on the farmer’s decision-making process.
o Many farmers use the CIMIS system which was developed at UCDavis in
conjunction with the California Department of Water Resources (which today
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manages the system for the farmers of California). This system provides a reference
evapotranspiration index which is used to calculate how much water would have been
evaporated. Each crop has a different coefficient that is multiplied to the reference ET
value so as to estimate how much water the farmer should apply.
o We will use on-project weather stations to identify each of the shading systems using
the same formulas as used by the CIMIS system. We will also have a weather station
in the unshaded part of the field. We will not be using the CIMIS data per se because
the closest station is not close enough to our study site. Each of the weather stations
will log air temperature, light, humidity, wind speed and direction. Irrigation will be
controlled to provide the amount calculated to be the reference ET plus 10%.
Normally that might be a bit tight for the grower but we know that our site has a
relatively high water table, so there should be little danger of “shaving it too close”.
Still, this may need to be adjusted if we find that it does not provide enough water for
plant production.
Hand sampling of small areas of crop growth will be done by supervising U.C. Davis
scientists. These samplings will be taken toward the center of each replicate to zone out any
light propagation that could come from another replicate with a different light treatment.
This is done to make valid comparative analyses between various percentages of light
restriction for purposes of optimizing the degrees of sunlight sharing that are being tested by
the research analysis.
Following hand sampling, the entire area beneath the 1 MW solar array will be harvested so
that the areas beneath the array can be combined with the areas between the array rows, and
those quantities will be compared for yield on a crop by crop basis and with the average
gross Dollar yield per acre on lands owned and farmed by Islands, Inc.
Outline the business relationship SolAgra will maintain with academic plant science
researchers and how peer review will be accomplished
The outcome of this project will be determined by the measurement of all the financial
elements of each production system that contributes to the farmgate value. The scientific
team will include research scientists with expertise in crop production, agricultural
economics, and the integration of these areas. A report will be produced describing the
scientific methods and the results along with a discussion of methods used and
recommendations for improvements in agricultural output and electrical power
production.
Since the outcome is an economic analysis, peer review of the report will be conducted
by a person or group with expertise in evaluating the economics of agricultural
production. The core feature of “Peer Review” is that it involves “peers”. I.e. the work
being reviewed is being done by one person or team; the review would be conducted by a
person or persons who have similar qualifications to qualify them as peers.
Alternatively, publication of results in “peer-reviewed” journals, will also accomplish the
peer review task since we have the expectation that the reviewers are also scientists with
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expertise in the areas of the project. In both peer review methods described above, the
reviewer and the reviewed are independent of each other.
Negative Declaration facts:
The CEQA Negative Declaration for this project will be supported by the following facts:
all areas of farmland owned by Islands, Inc., including all of the area proposed for the
DRP have been continuously active farmland for more than 60 years. This land has been
constantly disturbed by agricultural operations. The potential for habitat for Species of
Special Concern on this small area of land is virtually non-existent.
Soil samples will be taken to provide proper pH and soil chemistry to support the selected
crops and nutrients and soil amendments will be applied if necessary. Soil sampling will
include monitoring of pre-testing micro and macro fauna. These soil samplings will be
repeated after harvesting to evaluate the farming impacts, if any, to the soil from farming
in a sun-sharing environment. If any impacts are detected, they will be mitigated.
The photovoltaic (PV) solar panels used in this project will be passive solar panels. This
means they will absorb the sunlight, but no propagation of solar energy will be
concentrated or externally re-focused as is done in active solar systems like CSP. The
solar panels used on the DRP will be conventional PV panels similar to the passive solar
power generation that is found on many homes and buildings all over California.
Please contact me at your earliest convenience to discuss this submittal and the necessary steps
to complete the application for the Use Permit so that we may proceed with the project as soon as
possible.
Thank you,
Barry Sgarrella
Chief Executive Officer
O: 415-892-6149
C: 415-720-5060
E: barry@solagra.com

CC:
Solano County Agriculture Commissioner Jim Allan
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SOLANO COUNTY PLANNING COMMISSION
RESOLUTION NO.
WHEREAS, the Solano County Planning Commission has considered duly considered, in
public hearing, a use permit to operate Use Permit Application No. U-15-04 by SolAgra to permit an
agricultural research facility to conduct the feasibility of growing crops under solar arrays in the
Exclusive Agriculture 80 acre minimum zoning district (A-80) located approximately 350 feet east of
Highway 84, on Ryer Island. APN 0042-240-120 and;
WHEREAS, the Commission has reviewed the report of the Department of Resource
Management and heard testimony relative to the subject application at the duly noticed public
hearing held on December 3, 2015 and;
WHEREAS, after due consideration, the Planning Commission has made the following
findings in regard to said proposal:
1.

The establishment, maintenance, or operation of the proposed use is in
conformity with the County General Plan with regard to traffic circulations,
population densities and distribution, and other aspects of the General Plan.
The property is designated Agriculture with a Resource Conservation Overlay in the
General Plan, and zoned Exclusive Agriculture 80 acre minimum (A-80). Research
conducted on the site is related to the feasibility of growing crops under solar arrays
and is consistent with the land use designation. The project is located within the
Primary Zone of the Delta and is consistent with the Sacramento – San Joaquin
Delta Policies incorporated by reference in the General Plan.

2.

Adequate utilities, access roads, drainage and other necessary facilities
have been or are being provided.
The applicant has demonstrated that the adequate utilities, access road, drainage
and other necessary facilities have been or shall be provided.

3.

The subject use will not, under the circumstances of the particular case,
constitute a nuisance or be detrimental to the health, safety, peace, morals,
comfort or general welfare of persons residing or working in or passing
through the neighborhood of such proposed use, or be detrimental or
injurious to property and improvements in the neighborhood or to the general
welfare of the County.
This project, as conditioned, will not constitute a nuisance or be detrimental to the
health, safety, peace, morals, comfort or general welfare of persons residing or
working in or passing through the neighborhood of such proposed use or be
detrimental or injurious to property and improvements in the neighborhood or to the
general welfare of the County.

4.

A Public Draft Initial Study/Negative Declaration was prepared and
circulated by the Department of Resource Management. No potentially
significant adverse environmental impacts are likely to occur.

Resolution No. ---U-15-04 SolAgra Demonstration Research Project
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Implementation of standard County conditions of approval would prevent
the project from creating significant effects to the environment.

BE IT, THEREFORE, RESOLVED, that the Planning Commission of the County of Solano
does hereby APPROVE Use Permit Application Number U-15-04, subject to the following
recommended conditions of approval:
1. Approval is hereby granted to SolAgra to operate a demonstration and research project
regarding the economic viability of growing crops underneath solar arrays. SolAgra in
collaboration with Dr. Heiner Lieth of UC Davis, proposes to conduct research on 9.47
acres and the project components are as follows:


1 MW photovoltaic arrays on 2.13 acres. The solar arrays will be mounted atop
pilings with a minimum 15-foot ground clearance, at a height sufficient to provide
access to normal mechanized farming equipment to tend the crops growing
beneath the solar arrays. The electricity produced will connect to an adjacent
PG& E power pole located to the west, via a Net Energy Agreement to power
Reclamation District 501 pumps on the island.



4.70 acre agricultural control plots and growing of alfalfa, sorghum, tomatoes and
blueberries are proposed.



Twenty (20) parking stalls, two (2) - 12 foot x 40 foot temporary research office
trailers and turning areas on 2.64 acres.

The proposed use shall be established in accord with the application and plans for U-1504, submitted May 7, 2015, for SolAgra, drawn by Kjeldsen Sinnock Neudeck Civil
Engineers and Land Surveyors, and as approved by the Solano County Planning
Commission.
2. The use permit, approved on _____________, is granted for a fixed term of five (5)
years and shall expire on ________, 2020. The permittee shall submit a report, annually
by June 30, to the Department of Resource Management covering the science and
economic analysis of the SolAgra Demonstration Research Project. The report shall
include scientific methods and results, along with a discussion of methods used,
recommendations for improvements in agricultural output and electrical power
production and, the net Farm Gate value for each crop.
The science and economic analysis of the research shall include peer review by persons
of similar qualifications or publication of results in “peer reviewed” journals.
The report shall be reviewed by the Agricultural Commissioner and Agricultural Advisory
Committee, and presented to the Planning Commission on an annual basis.

Resolution No. ---U-15-04 SolAgra Demonstration Research Project
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3. Water rights and other mitigation rights associated with the project site remain with the
property for the term of the demonstration project.

4. The permittee shall remove all project facilities within 90 days of the end of the
demonstration project. Prior to the issuance of any grading or building permit for the facility,
the permittee shall provide financial assurance in the form of a bond, letter or credit or other
form acceptable to the Director of Resource Management equivalent to the cost of removal
of the project facility and restoration of the site to pre-project conditions. At such time the
following procedures shall apply:

a.

All facilities shall be removed and unsalvageable material shall be disposed of at
authorized sites;

b.

The soft surface shall be restored to its pre-project condition;

c.

Reclamation procedures shall be based on-site-specific requirements and shall
include regrading and revegetation of all disturbed areas;

Building Division
5. Prior to any construction or improvements taking place, a building permit application shall
first be submitted as per Section 105 of the 2013 California Building Code or the latest
edition of the codes enforced at the time of building permit application. “Any owner or
authorized agent who intends to construct, enlarge, alter, repair, move, demolish, or change
the occupancy of a building or structure, or to erect, install, enlarge, alter, repair, remove,
convert or replace any electrical, gas, mechanical or plumbing system, the installation of
which is regulated by this code, or to cause any such work to be done, shall first make
application to the building official and obtain the required permit.”

6. The project is located in a Flood Insurance Rate Map Zone A and the building(s) shall be
raised a minimum of one foot above the Base Flood Elevation and a Pre- and Post-elevation
certificate shall be provided to the Building & Safety Division for review and approval.
Public Works Engineering Division
7. The permittee shall obtain an encroachment permit from the State of California for the
proposed connection to State Highway 220; the encroachment shall be constructed to State
of California standards.
8. The permittee shall construct the proposed access driveway to Solano County Road
improvement standards, section 1-3.1. The driveway shall be constructed of 0.67 feet of
compacted Class II aggregate base. The width of the road shall be 12 feet, with 60 foot long

Resolution No. ---U-15-04 SolAgra Demonstration Research Project
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by 8 foot wide turnouts every 300 feet (for roads over 300 feet long), plus 2 foot graded
shoulders, and shall have an unobstructed width of 20 feet.
9. The permittee shall apply for, secure and abide by the conditions of a grading permit for the
proposed access road and parking improvements.

****************************
I hereby certify that the foregoing resolution was adopted at the regular meeting of the Solano
County Planning Commission on -------- by the following vote:
AYES:

Commissioners

NOES:
EXCUSED:

Commissioners
Commissioners

By: ___________________________________
Bill Emlen, Secretary

