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Connecticut Siting Council

ORDER OF THE PLANNING AND ZONING COMMISSION

June 10, 2025

Attn:
Gravel Pit Solar Aileen Kenney, Jon Gravel, Director of
c/o Principal Development
David W. Bogan, Esq. Bask Energy, LLC DESRI Holdings, L.P.
Day Pitney LLP c/o D.E. Shaw 575 Fifth Ave., 24th
Goodwin Square Renewable Investments Floor
225 Asylum Street 180 Linden St. New York, NY 10017
Hartford, CT 06103 Wellesley, MA 02482

Re: DOCKET NO. 492A - Gravel Pit Solar Certificate of Environmental Compatibility and Public Need for
the construction, maintenance, and operation of a 120-megawatt-AC solar photovoltaic electric generating
facility on eight parcels generally located to the east and west of the Amtrak and Connecticut Rail Line,

south of Apothecaries Hall Road and north of the South Windsor town boundary in East Windsor, Connecticut
and associated electrical interconnection. Reopening of this Certificate based on changed conditions pursuant to
Connecticut General Statutes §4-181a(b).

The Connecticut Siting Council (CSC) provided the Town of East Windsor (Town) notice that it approved the
reopening of Docket 492 A regarding a proposed amendment to a certificate seeking a 30MW expansion to an
existing 120 MW solar facility by several entities collectively referred to as Gravel Pit Solar.

Pursuant to the authority granted to local zoning commissions under General Statutes § 16-50x(d) to regulate
and restrict the proposed location of an electric generating facility, the East Windsor Planning and Zoning
Commission (Commission) hereby issues the following assessment and order.

ASSESSMENT

The purpose of East Windsor Zoning Regulations is, in part, to:
e Promote public health, safety and general welfare;

e Encourage the most appropriate use of land throughout the Town with reasonable consideration for
the land’s suitability for a particular use and for the existing or planned character of the area;
e Protect agricultural uses within the Town;
e Protect historic resources within the Town;
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e Encourage energy conservation, the use of solar and other renewable forms of energy and energy
efficient patterns of development; and

e Guide the growth of the Town in accordance with the Plan of Conservation and Development
(PoCD).

The Commission is required to consider the PoCD when it acts on certain applications such as special permits.
The purpose of the East Windsor PoCD is, in part, to:

Serve as a planning tool for guiding the future development of a community and provide guidance for the
overall conservation, preservation, and growth of the Town.

To achieve this, the PoCD established the vision for the Town’s future as one where:
e The rural, village, agricultural and business character that defines the Town must be preserved to keep
the Town an attractive place to live, work and play.
e Residential and village area development must be carefully guided to ensure compatibility with
community character and allow the Town to prepare for the impacts of future growth and an aging
population.
e Economic development must be retained and expanded to support the community with services, jobs,
and taxes, while remaining sensitive to the community’s environment and quality of life.

The primary strategies to achieve the Town’s vision are:
e Preserve more open space
e Preserve Community Assets: Cultural, Historical and Agricultural
e Preserve the rural character of the Town:

For the Scantic, Windsorville, and Melrose areas, develop Village Plans for each of these areas to
establish architectural guidelines, lot requirements and densities to preserve the historic character,
preserve the rural agricultural character and enhance the architectural character, respectively, of each of
these areas.

The 2026 revision of the PoCD is underway.

e 2024 Community surveys conducted to inform revisions to the PoCD placed loss of farmland and open
space among the top concerns of residents, with:
o 22% of people who responded to the survey stated that grid scale solar was an issue they were
most worried about over the next 10 years.
o 8% of people who responded to the survey stated loss of farmland was an issue they were most
worried about over the next 10 years.
o  45% of people were “very concerned” over the loss of farmland/open space.

The Town’s Zoning Regulations includes the following provisions regarding solar:

Grid Scale Solar as a Use

A review of the uses allowed by the Regulations, as listed in Sections 402 Permitted Uses in Residential and

Agricultural Districts and 502 Permitted Uses in Business and Industrial Districts, demonstrates that

commercial and/or grid scale solar facilities are not permitted as a principal use in any zoning district and
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therefore are prohibited in accordance with Chapter II, Section 200 General Interpretation 200.1 Prohibited If
Not Permitted.

200.1 PROHIBITED IF NOT PERMITTED
Use of land, buildings or structures not clearly permitted in the various zoning districts is prohibited.
Activities not clearly permitted in the Regulations are prohibited.

Solar energy systems are referenced in other sections of the zoning regulations, including Sections 301.4 and
601.8, where solar energy systems such as roof-top solar and solar canopies are addressed as ancillary to the
principal use.

The Commission considers the existing and approved grid scale solar projects as a principal use of the land
upon which they are sited.

Fundamental Conflicts

The Commission finds the expansion proposed under Docket 492A conflicts with the Regulations and the
PoCD, specifically:
Chapter IV of the Regulations establishes Residential Zoning Districts fo provide for residential
neighborhoods that are in harmony with the natural features of the land and the needs of East Windsor
residents, both present and future. The agricultural zones are also considered residential zones.
However, agricultural zones are also intended to promote present and future agricultural uses.

This is evidenced by the:

1. Loss of Farmland
The expansion proposed in 492A would add to the 318 acres of prime farmland which have been or will be
lost to grid scale solar projects approved by the CSC in the Town.

o Ofthe 498.3 acres of project area, 94.1 acres of agricultural fields will be dedicated to panels and
other site features such as access roads and fences.

o All the parcels identified in the project area located east of Wapping Road contain prime farmland
soils. ‘

e The cumulative impact of this project being sited along with those already approved within the
Town would result in the loss of more than 400 acres of prime farmland.

2. Loss of Habitat

The existing Gravel Pit Solar Array has a large footprint that encroaches upon the riverine habitat of Ketch
Brook. The proposed areas of expansion to the north of Ketch Brook, located off Dempsey Road, sits
entirely in a Natural Diversity Area (as depicted by the State’s GIS Layer). The project proposes the clear
cutting of more than 40 acres of mixed deciduous and coniferous upland habitat. Although no listed species
were found on the parcels, section 6.2.2.1 of the project narrative states that the project area contains the
potential to support 20 listed species on the State’s Natural Diversity Data Base.

The expansion includes the installation of new arrays to surround and encroach upon the Wapping Bog that
is held in conservation by the Northern Connecticut Land Trust.
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3. Loss of Rural Character

The expansion of grid scale solar in and around the Village of Windsorville will have an irreparable and
negative impact on visual esthetics of the area, which conflicts with the PoCD’s strategic vision to maintain
the character of the five distinct villages that make the Town unique. Six percent (6%) of the Town’s total
land area is approved for grid scale solar development, all of which are in the Windsorville section of the
Town. This thwarts the Town’s strategic vision, which will only be exacerbated by the proposed
modification.

4. Cumulative Effect of Utility Scale Solar

The Town of East Windsor hosts 142.98MWs of utility scale solar. This is 19.85 percent of the total utility
scale solar approved in Connecticut. The Town and its residents are impacted disproportionately by the
significant amount of utility scale solar within its legal boundaries, particularly when compared to all other
municipalities in the state. This disproportionate impact is measured, in part, by the loss of farmland, the
loss of habitat and the significant impact to the rural character of the town.

The dramatic increase of utility scale solar in the Town led the Commission to pass a Resolution on Grid Scale
Solar. The proposed expansion triggers all of the concerns raised by the Commission when it adopted the
Resolution regarding grid scale solar sited on agriculturally or residentially zoned land. The Commission finds
the siting of grid scale solar in agricultural or residential zones to be inconsistent with the Town’s PoCD and
Regulations and undermines the vision and goals of the Town to maintain its rural, agriculturally based identity.
This resolution, passed on April 28, 2023, was formally submitted to the CSC on May 4, 2023, and is attached
for reference.

ORDER

In consideration of the above findings, coupled with the fact that commercial grid scale solar energy systems,
such as the proposed extension to Gravel Pit Solar, are not listed as a permitted use in Section 402 Permitted
Uses in Residential & Agricultural Districts or in Section 502 Permitted Uses in Business & Industrial Districts,
the Gravel Pit Solar entities (and its corporate family) are hereby restricted from developing its expansion
project.

This Order is hereby issued by a unanimous vote of the East Windsor Planning and Zoning Commission on
June 10, 2025.

Michael Kowalski, Chairman
East Windsor Planning and Zoning Commission

Cc:  Jason E. Bowsza, First Selectman, Town of East Windsor
Melanie Bachman, Executive Director, Connecticut Siting Council
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Resolution of the East Windsor Planning and Zoning Commission

Grid Scale Solar

Authority

The East Windsor Planning and Zoning Commission is charged with the crafting and oversight of the Plan of
Conservation and Development or PoCD (the strategic vision) and guiding development via the Master Plan
(zoning regulations).

A primary tenant of our strategic vision is to preserve the rural, village, agricultural, and business character that
makes East Windsor an attractive place to live, work and play. The zoning map and regulations serve as the
administrative tool to guide development in alignment with the PoCD.

Jurisdiction over the siting of grid scale solar lies with the Connecticut Siting Council. The Planning and Zoning
Commission is concerned that the Siting Council is not fully considering the local implications these projects.

Considerations
Whereas the rate at which grid scale solar projects are being sited in East Windsor is of great concern;

Whereas the locations being approved are not consistent with the PoCD or zoning regulations;

Whereas the siting of grid scale solar in Town is likely to result in permanent loss of prime farmland;
Whereas the noise emanating from solar power DC/AC inversion has created a nuisance for surrounding
home owners;

Whereas the health impacts from radiation emitted from arrays is not fully understood;

Whereas, releases to the environment from damage or deteriorating system components may result soil and
groundwater contamination;

Whereas there is inconsistency with grid scale solar is.a commercial venture utilizing commercial/industrial
infrastructure, being located on residential and agricultural land;

Whereas grid scale solar projects impairs the vistas, landscape and character of the Town;

Whereas grid scale solar may negatively impact the quality of life for adjacent properties within
traditionally residential areas;

Whereas the construction phase of grid scale solar typically includes heavy truck traffic which may damage
surrounding roadways;

Position

The Planning and Zoning Commission is opposed to grid scale solar being sited on agriculturally or residentially
zoned land. Finding the siting of grid scale solar to be commercial ventures in these areas is inconsistent with the
Town’s PoCD and zoning regulations and undermines the vision and goals of the Town to maintaining its rural,
agriculturally based identity.

Respectfully submitted,

Mlchael Kowalski- Chairman - East Windsor Planning and Zoning Commission

April 28, 2023




