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T. J. Boyle Associates, LLC
landscape architects  planning consultants

301 college street  burlington  vermont  05401

MEMORANDUM
To: Andrew Thomas, Joslyn Wilschek

From: Jeremy Owens

Date: December 29, 2015

Re: BDE East Montpelier Lazar Solar, LLC – Aesthetic Review

I. Project Description

The BDE East Montpelier Lazar
Solar Project (the “Project”) is
being developed by BDE East
Montpelier Lazar Solar, LLC on a
parcel of land located north of
Route 2 in the town of East
Montpelier, Vermont. Situated
approximately 283 feet north of
Route 2, the proposed Project is a
500 kW AC ground mounted solar
electric generation facility, with
solar panels grouped into 2,684
fixed-tilt racking units mounted on
driven posts. The fenced Project
area would occupy approximately 4
acres of leased land, and racking
units would be grouped into 21
rows running east west that are
approximately 9 feet tall on the
high side. The panels would face
solar-south at a 20 degree tilt, and
an approximately 8-foot tall woven
wire fence would enclose the
Project. A new gravel access road
would be constructed that extends north from Route 2 for approximately 317 feet before entering the
Project site. The general arrangement of the Project is illustrated in Figure 1.

Electrical output from each of the panels would be connected to string inverters located throughout the
array. The string inverters would be located on the north side and beneath the panels, and would be either
ground mounted or attached to the panel racking system. From the inverters, AC output would be fed
into AC panel boards (also located throughout the Project), and would then be conveyed through
underground lines to the switchgear equipment, which is located midway along the southern fence line.
The switchgear would be approximately 48 inches wide, by 92 inches high, by 42 inches deep. From the
equipment location, electricity would run underground and ascend to three 167 kVA pole-mounted

Figure 1 – Proposed Project Layout

Exhibit BDE-AT-7
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transformers and interconnect with Green Mountain Power Corporation’s (“GMP”) new distribution
poles that extend south across Route 2 before connecting to the existing GMP distribution network.

II. Quechee Analysis

The Vermont Public Service Board applies the Quechee Analysis in Section 248 proceedings according to
the following:

In order to reach a determination as to whether the project would have undue adverse effect on the
aesthetics of the area, the Board employs the two-part test first outlined by the Vermont Environmental
Board in Quechee, and further defined in numerous other decisions.

Pursuant to this procedure, first a determination must be made as to whether a project would have an
adverse impact on aesthetics and scenic and natural beauty. In order to find that it would have an adverse
impact, a project must be out of character with its surroundings. Specific factors used in making this
evaluation include the nature of the project’s surroundings, the compatibility of the project’s design with
those surroundings, the suitability of the project’s colors and materials with the immediate environment, the
visibility of the project, and the impact of the project on open space.

The next step in the two-part test, once a conclusion as to the adverse effect of the project has been
reached, is to determine whether any adverse effect of the project is “undue.” An adverse effect is
considered undue when a positive finding is reached regarding any one of the following factors:

1. Does the project violate a clear, written community standard intended to preserve the aesthetics or
scenic beauty of the area?

2. Have the applicants failed to take generally available mitigating steps which a reasonable person would
take to improve the harmony of the project with its surroundings?

3. Does the project offend the sensibilities of the average person? Is it offensive or shocking because it is
out of character with its surroundings or significantly diminishes the scenic qualities of the area?

Our analysis, however, does not end with the results of the Quechee test. Instead, our assessment of
whether a particular project would have an “undue” adverse effect on aesthetics and scenic or natural
beauty is “significantly informed by overall societal benefits of the project.” Petitions of the Vermont Electric
Power Company, Inc. (VELCO), Vermont Transco, Docket No. 6860, Vt. Pub. Serv. Bd. (Jan. 28, 2005) at 79
(footnotes omitted).

In conducting the Quechee Analysis and preparing this memo, three distinct methods have been used: (1)
background data collection, (2) GIS viewshed analysis mapping, and (3) field investigation. The
background data and field investigation are used to characterize the study area. The GIS viewshed
mapping and field investigation are used to identify areas with potential visibility of the Project. All three
methods are used to evaluate whether there are in fact ‘adverse’ impacts and if so, whether those impacts
could be considered ‘undue.’

Attached to this memo are three maps: an aerial context map, topographic viewshed map and a vegetated
viewshed map. Also attached is a photographic inventory of locations investigated during fieldwork. Each
photograph’s viewpoint location is depicted on the map. It should be noted that GIS viewshed mapping is
a preliminary means of visual analysis. While beneficial for preliminary orientation and investigation,
because of data assumptions and omissions, viewshed maps generally overestimate visibility and are not a
definitive indication of Project visibility. Potential visibility needs to be confirmed through field
investigation and other visualization techniques.
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III. Evaluation of Visibility

In general, visibility of the Project is expected to be minimal. Field investigation found that because of
surrounding screening vegetation, buildings and topography, most potential views would be brief and
highly filtered, mainly from limited portions of Vermont Route 2. It was determined that some locations
indicated as having potential visibility to the Project site based on the GIS viewshed analysis (Appendix A,
Maps 1-3) were found to be mostly screened by intervening vegetation, buildings, or other obstructions
not represented within the GIS database. The attached photographic inventory (Appendix B) includes
views from locations investigated during the site visit.

US Route 2 | Adverse

In the vicinity of the Project, US Route 2 is a Class 30 undivided state highway that connects Montpelier
to the west with St. Johnsbury to the east. Route 2 is also part of the Theodore Roosevelt International
Highway, which was previously part of a named trail that extended from Portland, Maine, to Portland,
Oregon.1 This portion of Route 2 is also part of the Cross Vermont Trail, which is a connection of
community bike trails that create a continuous statewide network.2

At its closest, Route 2 passes approximately 283 feet to the south of the proposed Project. Views from the
immediate portion of Route 2 near the Project are typically of the historic village of East Montpelier,
including nearby commercial and residential uses.

Field review of the area revealed that although most of the proposed arrays would be screened from
travelers, the southeastern portion of the arrays would be intermittently visible at 90° from Route 2 when
traveling east or west. When traveling in either direction, the southeastern portion of the arrays would be
visible for a cumulative length of about 300 feet, and at a distance of approximately 283 feet to the nearest
visible arrays (see Appendix B, Photographic Inventory Viewpoints 1-9). With a speed limit of 35 miles
per hour, this equates to approximately 6 seconds of intermittent potential visibility for travelers headed in
either direction.

The switchgear would generally be screened from view by existing vegetation. The proposed gravel access
road, three new 12.7 kV poles and three 167 kV transformers would also be visible for travelers on Route
2. These would appear similar to other roadside distribution structures and gravel roads located
throughout Vermont.

Although the Project would be partially screened by existing vegetation and buildings, the southeast
portion of the proposed array area would be intermittently visible in a well-traveled area. For this reason,
the Project is considered adverse to views from US Route 2.

Other Surrounding Roads and Distant Views | Not Adverse

During the field review of the proposed Project, it was observed that the potential visibility indicated on
the Vegetated Viewshed Map (see Appendix A, Map 3) overrepresented views to the Project site. In
Particular, views from Vermont Route 14, Quaker Hill Road, Cherry Tree Hill Road, and other parts of

1
https://www.fhwa.dot.gov/infrastructure/us2.cfm

2
http://www.crossvermont.org/our_trail/abouttrail.php#ABOUT
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Route 2 would have significantly limited or no views of the Project. For this reason, the Project would not
create adverse impacts from other surrounding roads and potential scenic views within the study area.

IV. Community Standards

Although Section 248 does not require local permitting of projects seeking a Certificate of Public Good,
local plans and regulations are reviewed under the second prong of the Quechee analysis (described in
Section III of this Report) where it has been determined that a project may have a potential adverse visual
impact. Under Quechee, this involves an assessment as to whether or not a project violates a clear, written
community standard intended to preserve the aesthetics or scenic beauty of the area. The Public Service
Board has noted that “[i]n order for a provision to be considered a clear, written community standard, it
must be "intended to preserve the aesthetics or scenic beauty of the area" where the proposed project is
located and must apply to specific resources in the proposed project area.” Petition of Georgia Mountain
Community Wind, LLC, Docket No. 7508, Order of Vt. Pub. Serv. Bd. (Jun. 11. 2010) at 52. There, the Board
clarified that generalized statements and general scenic resource policies that are not focused on a
particular scenic resource or that fail to offer specific guidance or measures to protect the resource cannot
be considered “clear written community standards.” Id. at 53.

For the BDE East Montpelier Lazar Solar Project, available local and regional planning documents were
reviewed to determine if the Project would violate a clear written community standard. These are the
Central Vermont Regional Plan 2008 as accepted July 14, 2015, prepared by the Central Vermont Regional
Planning Commission, adopted September 9, 2008 (the “Regional Plan”),3 and the East Montpelier Town
Plan, adopted June 3, 2013 (“Town Plan”)4. Some language of these plans pertaining to aesthetics or the
Project site are as follows:

Regional Plan
Land Use Goals & Policies
Goal 5

To preserve the aesthetic quality of the region (Regional Plan at 2-41)
Policies

1. Municipalities and developers are encouraged, through design and siting of structures, to
make a concerted effort to preserve access to and enjoyment of scenic views for the public.
(Regional Plan at 2-41)

2. Unless effectively screened, or clearly in the best interest of the general public, ridge line
development or conspicuous development on locally prominent landscape features is
discouraged. (Regional Plan at 2-41)

3. The scale and siting of new structures should be in keeping with the surrounding landscape
and architecture. (Regional Plan at 2-41)

9. CVRPC will attempt to inventory and map the Region’s scenic resources, with assistance
from municipalities. (Regional Plan at 2-42)

Energy Goals and Policies
Goal 2

The use of non-renewable energy resources should be decreased, while the use of renewable
energy resources, particularly those of local origin, should be increased. (Regional Plan at 3-18)

Policies

3
http://centralvtplanning.org/programs/regional-planning/regional-plan/
http://plancentralvermont.org/the-plan/2008-amendment/

4
http://eastmontpeliervt.org/wp-content/uploads/2013/11/2013-EM-Town-Plan.pdf
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1. The Commission supports implementation of Least Cost Integrated Planning (as called for by
Vermont’s Twenty Year Electric Plan, PSB Final Order in Docket 5270, and the Vermont
Comprehensive Energy Plan) and recommends that thorough consideration of the benefits of
utilizing local energy resources be applied to all future LCIP analyses. (Regional Plan at 3-18)

2. CVRPC will promote the development and use of renewable sources of energy, particularly
those of local origin, through public education efforts and participation in Act 250 and
Section 248 hearings. (Regional Plan at 3-18)

15. CVRPC encourages the development of small scale wind, solar, or hydro power by
individuals, or groups of individuals, to offset fossil fuel consumption and promote self-
sufficiency. For this reason, it encourages municipalities to make provisions for the same in
local plans and bylaws. (Regional Plan at 3-20)

Facilities, Services & Utilities Goals, Policies and Strategies
Electric Power Goal

Improvement, and expansion of electric power generation methods and infrastructure so as to
provide adequate service, conserve energy, maximize benefits of public investment, minimize
impacts on aesthetic, ecological and recreational resources, and protect public health. (Regional
Plan at 5-50)

Policies
2. CVRPC encourages the development and use of renewable energy sources to meet the

Region’s electrical power needs, while minimizing impacts on aesthetic, ecological and
recreational resources. (Regional Plan at 5-50)

3. CVRPC encourages diversity in the Region’s future power supply so as to establish flexibility
and avoid reliance on any single source. (Regional Plan at 5-50)

8. Utility infrastructure and corridors shall be sited so as to minimize aesthetic impacts,
particularly in areas of local and regional scenic importance.
A. Wherever practicable, utility lines will be installed underground or behind structures in

downtowns and village centers
B. The use of wood support structures, appropriate conductor colors for the background,

and landscape compatibility techniques are encouraged.
(Regional Plan at 5-51)

The Regional Plan includes general goals and suggestions, but it does not include clearly written standards
or recommendations that regulate aesthetics in the region. It is clear that alternative energy sources are
desired, and that in general scenic quality is a valued component of the region. The proposed Project
would be sited to avoid impacts to existing scenic views, would utilize existing vegetative screening
between the site and the adjacent road where possible, and the proposed equipment would be shorter
than the nearby mature vegetation. The Project would support the increase of local renewable energy
resources and expand the electric power generation infrastructure portfolio in the region. Although the
addition to GMP’s distribution system would be above ground, this would only be for a distance of
approximately 283 feet, and would not significantly impact aesthetics of the region. Additionally, a review
of the Regional Plan maps did not identify any scenic resources in the area.

Town Plan
The East Montpelier Town Plan mentions the importance for preservation of scenic resources. It also
stresses the importance of renewable resources being locally produced and used.

Public Services
Energy and Energy Conservation Goals

Appropriate Siting of Energy and Transmission Facilities
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• New energy facilities including renewable energy projects as well as transmission and
distribution lines should be sited and design to respect the character of the surrounding area
and neighborhood views.

(Town Plan at 55)

Natural Resources
Scenic Resources Goals

• Preserve and enhance the aesthetic beauty of the town’s landscape through a combination
of public and private efforts, while maintaining sensitivity to the concerns and rights of
property owners.

• Ensure that East Montpelier’s villages remain important focal points through well-planned
development and enhancements that ensure the villages are attractive and desirable places
to live, work and do business.

• Encourage development which reinforces the traditional settlement patterns of clearly
defined villages and rural countryside.

(Town Plan at 87)

Land Use
Land Use Patterns and Zoning Goals

• Ensure that land use patterns retain the values expressed by citizens including rural
development patterns, protection of agricultural land, protection of open space, and the
enhancement of East Montpelier’s Villages.

• Zoning regulations and other policies and actions of the Town should work toward the
protection of rural settlement patterns while ensuring opportunities for new development.

• Encourage compact development that reflects historic development patterns and protects
open space.

(Town Plan at 100)

The East Montpelier Village Center Designation Map only delineates the proposed gravel access road and
nearby proposed electric distribution line as being within the designated village center boundary.5 The
proposed gravel access road would appear similar to other gravel roads in the area, including elsewhere in
the village center. Likewise, the proposed distribution lines and poles would appear similar to existing
distribution infrastructure that is currently visible in the area, including within the village center.
Additionally, the Project site is not located within a Vermont Land Trust conserved land as depicted on
the East Montpelier Conservation Overlay Areas map.6

The Town Plan frequently notes the importance of the town’s scenic quality, commonly in reference to
the rural and agricultural character of the town, but also the three separate village centers. Although scenic
quality is mentioned in various areas of the plan, there are no specific policies included to preserve these
resources. Although the Town Plan states, “The Planning Commission should provide guidelines for the
siting and design of new energy projects including renewable energy projects; and should prepare
guidelines for facilities associated with energy transmission including transmission lines, collector lines and
substations” (Town Plan at 55), the Planning Commission does not appear to have prepared any such
guidelines.7

Based on this review of the Regional and Town Plans, we have determined that these documents do not
include clear written community standard intended to preserve the aesthetics or scenic beauty of the area.

5
http://eastmontpeliervt.org/wp-content/uploads/2013/11/Village_Center_Map.pdf

6
http://eastmontpeliervt.org/wp-content/uploads/2013/11/Cons-Overlay-Map.pdf

7
http://eastmontpeliervt.org/boards-commision/planning-commission/



BDE East Montpelier Lazar Solar Project – Aesthetic Review

phone (802) 658-3555  www.tjboyle.com Page 7 of 8

2252305.1

As such, the Project as proposed would not violate a clear, written community standard intended to
preserve the aesthetics or scenic beauty of the area.

V. Mitigating Elements

The Project’s largest form of mitigation is the site that was selected. The location results in minimal
visibility from publicly accessible locations within the broader area due to setback, intervening topography
and vegetation. Mitigation elements include:

• The Project is located over 283 feet from Route 2, the closest public roadway. Visibility would be
from the southeast for a cumulative distance of approximately 300 feet. This setback from Route
2 significantly reduces the visual prominence of the Project within any views from the roadway.

• The Project takes advantage of existing vegetation that would screen visibility of the proposed
arrays from Route 2.

• Supplemental screening plants have been proposed to augment the existing hedgerow along the
southeast extent of the proposed arrays, which would help minimize visibility throughout the year
(see Appendix C). Additional plants have been proposed for screening private views as noted on
Appendix C.

• From locations that may have views of the solar array during leaf-off conditions, the Project
would be a minor element within the landscape. This is partially due to the distance at which
views would potentially be possible and the existing vegetation screening southeast of the
proposed arrays.

• The Project is located close to GMP’s existing distribution network, requiring limited above
ground connection structures.

VI. Shocking and Offensive

When evaluating whether a project would offend the sensibilities of the average person, the criteria to
make this assessment is related back to the first part of the Quechee Test: how the project ‘fits’ within its
surroundings. An ‘average person’ is considered a disinterested or neutral party, not an affected neighbor.
The threshold for a project to be shocking or offensive is high and a project would need to be entirely
inconsistent with the surrounding land uses or exceptionally out of scale with the surroundings.

The evaluation of impacts found only one area where a view of the Project would be considered adverse
(Route 2), and vegetative screening has been proposed for this area. For the vast majority of the study
area, the Project would not be visible. Where visible, the Project would be mitigated by the proximity of
existing and proposed vegetation adjacent to the Project, as well as the low profile and distance to Project
components. Additionally, the new interconnection infrastructure would be similar to roadside
distribution infrastructure found throughout Vermont. For these reasons, the proposed Project would not
be found to be shocking or offensive.
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VII. Findings and Conclusions

The findings of this analysis conclude that the proposed Project would not have an overall adverse
effect on the scenic or natural beauty or aesthetics of the area. The vast majority of the surrounding
area would not have views of the Project, and supplemental screening has been proposed. The
Project’s impact to the surrounding area should not be considered adverse because:

• Site selection significantly reduces potential Project visibility from immediate and distant
surrounding areas due to intervening vegetation and landform.

• Within views where Project visibility would occur, only a limited portion of the Project
would be visible, and the Project profile would not be a major element in the landscape
due to the low profile of the Project components and location of the proposed arrays at
90° to the direction of travel.

However, if the Project were found to be adverse, it would not result in an undue impact because:

• The Project includes reasonably available mitigation measures to reduce its visual impact to
Route 2. Mitigating elements include site selection, locating the arrays in close proximity to
adjacent vegetation and the proposed supplemental landscape mitigation.

• The Project does not violate a clearly written community standard intended to preserve the
aesthetics or scenic beauty of the area based on the review of the Regional Plan and Town Plan.

• The Project would not be considered shocking or offensive to the average person due to the
lack of extensive public views, supplemental landscape mitigation, and similarity to existing
distribution infrastructure found throughout Vermont.

In conclusion, we believe this Project meets the Quechee Test insofar as its impact on aesthetics
would NOT be UNDULY ADVERSE.
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Appendix A - Map 3
Vegetated Viewshed Map
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GIS viewshed mapping is a preliminary means of visual analysis. While beneficial
for preliminary orientation and investigation, because of data assumptions and
omissions, viewshed maps are not a definitive indication of visibility. Potential
visibility needs to be confirmed through field investigation and other visualization
techniques.
Elevation and obstruction data derived from LiDAR data for Addison, Bennington,
Chittenden, and Franklin counties as well as the USGS National Elevation Dataset
and forest cover from National Land Cover Database (2011).
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Viewpoint 1:  Approximately 90° panoramic view from VT Route 2 east of the Project site, panning from southwest (left) to 
northwest (right).  The orange rectangle represents the image below, captured with a 50mm normal lens. 
 
 
 
 
 
 

 
Viewpoint 1:  View looking west from Route 2 toward the proposed Project area in the field beyond. (50mm equivalent) 

Approximate Extent of Project Arrays Beyond Building and 
Foreground Vegetation 
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Viewpoint 2:  Approximately 180° panoramic view from Route 2 southeast of the Project site, panning from southwest (left) to 
northeast (right).  The orange rectangle at the center of the photo represents the image below, which is captured with a 50mm 
equivalent lens. 

 

 

 

 

 
Viewpoint 2:  View looking northwest from Route 2 toward the proposed Project site in the field beyond. (50mm equivalent) 
 
 
 

 

 

 

Approximate Extent of Project Arrays in Field 
Beyond Vegetation, Terrain and Buildings 
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Viewpoint 3:  View from Route 2 looking northwest at the proposed Project site in the field beyond the intervening vegetation. 
(50mm equivalent) 

 
Viewpoint 4:  View from Route 2 looking northwest toward the proposed Project site in the field beyond. (50mm equivalent) 

 

Approximate Extent of Project Beyond 
Vegetation and Buildings 

Approximate Extent of Project  
Beyond Vegetation and Buildings 
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Viewpoint 5:  Approximately 170° panoramic view from Route 2 southeast of the Project site, panning from southwest (left) to 
northeast (right). The orange rectangle at the center of the photo represents the image below, which is captured with a 50mm 
equivalent lens. 

 

 

 

 

 

 

 

 
Viewpoint 5:  View looking northwest toward the Project site. This is the most visible location along Route 2. (50mm equivalent)  
 
 
 
 
 
 
 
 
 

Approximate Extent of Project 
Arrays in Field Beyond  
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Viewpoint 6:  Approximately 180° panoramic view from Route 2 southeast of the Project site, panning from southwest (left) to 
northeast (right). The orange rectangle at the center of the photo represents the image below, which is captured with a 50mm 
equivalent lens. 

 

 

 

 

 

 

 
Viewpoint 6:  View looking north toward the Project site. (50mm equivalent) 
 
 
 
 
 

Approximate Extent of Project 
Arrays in Field Beyond 
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Viewpoint 7:  Approximately 180° panoramic view from Route 2 east of the Project site, panning from southwest (left) to 
northeast (right).  The orange rectangle represents the image below, captured with a 50mm normal lens. 
 
 
 
 
 
 
 

 
Viewpoint 7:  View looking north from Route 2 toward the Project site. The proposed gravel access road would be visible from 
this location. (50mm equivalent) 

Approximate Extent of Project 
Arrays in Field Beyond 
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Viewpoint 8:  Approximately 180° panoramic view from Route 2 southeast of the Project site, panning from southwest (left) to 
northeast (right).  The orange rectangle represents the image below, captured with a 50mm normal lens. 
 
 
 
 
 
 
 

 
Viewpoint 8:  View looking north from Route 2 toward the Project site. The proposed gravel access road would be visible from 
this location. (50mm equivalent) 
 
 
 
 

Approximate Extent of Project Arrays 
Beyond Intervening Vegetation 
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Viewpoint 9:  View looking northeast from Route 2. Visibility of the proposed Project is limited by the intervening mature 
vegetation and buildings. (50mm equivalent) 
 
 






